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HOA.867538.6  

FINDINGS OF THE BOARD OF SUPERVISORS 
AND ORDER 

CONDITIONAL USE PERMIT NUMBER 2005-00080-(5) 
CONDITIONAL USE PERMIT NUMBER 2005-00081-(5) 

OAK TREE PERMIT NUMBER 2005-00032-(5) 
OAK TREE PERMIT NUMBER 2005-00043-(5) 
PARKING PERMIT NUMBER 2005-00011-(5) 

SUBSTANTIAL CONFORMANCE REVIEW NUMBER 2010-00001-(5) 

General Findings 

1. The Los Angeles County ("County") Board of Supervisors ("Board") conducted a 
duly-noticed public hearing in the matter of Conditional Use Permit ("CUP") 
No. 2005-00080-(5) ("CUP I"); CUP No. 2005-00081-(5) ("CUP II"); Substantial 
Conformance Review No. 2010-00001-(5) ("Substantial Conformance Review"); 
Oak Tree Permit No. 2005-00032 ("Oak Tree Permit I"); Oak Tree Permit 
No. 2005-00043 ("Oak Tree Permit II"); and Parking Permit No. 2005-00011-(5) 
("Parking Permit") on October 25, 2011.  CUP I, CUP II, Oak Tree Permit I, Oak 
Tree Permit II, the Parking Permit, and the Substantial Conformance Review 
were heard concurrently with Vesting Tentative Tract Map No. 61105-(5) 
("Vesting Map").  Collectively, these entitlements make up the proposed project, 
Project No. 04-181-5.  The County Regional Planning Commission 
("Commission") previously conducted a duly-noticed public hearing on CUP I, 
CUP II, the Substantial Conformance Review, Oak Tree Permit I, Oak Tree 
Permit II, the Parking Permit, and the related Vesting Map on November 10, 
2010, March 16, 2011, and May 18, 2011. 

2. The permittee, the Newhall Land and Farming Company ("permittee"), seeks 
authorization to develop a mixed-use development known as Mission Village 
("project" or "Mission Village"), the second phase under the Newhall Ranch 
Specific Plan ("Specific Plan") consisting of 4,055 residential units (351 single-
family units and 3,704 multi-family units), 1,555,100 square feet of mixed-
use/commercial space, approximately 693 acres of open space, including 
26.8 acres for public parks, 14.7 acres for private recreational facilities, and 
85.8 acres in three spineflower preserves connected to open space, a 9.5-acre 
elementary school, a 3.3-acre library, a 1.5-acre fire station, and a 1.2-acre bus 
transfer station site.  

3. CUP I is a request to ensure that project-level improvements for Mission Village 
are both consistent with the River Corridor Special Management Area ("SMA") of 
the Specific Plan and the Board's previously approved CUP No. 94-087, which 
allows necessary improvements for development authorized by the Specific Plan 
within Significant Ecological Area ("SEA") 20 and SEA 23.  The River Corridor 
SMA 23 boundary is co-extensive with the SEA 23 boundary and will be referred 
to herein as SMA/SEA 23 or River Corridor SMA/SEA 23.  The proposed Mission 
Village project-level improvements within the River Corridor SMA/SEA 23 
boundary include the Commerce Center Drive Bridge, neighborhood parks, 
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access roads and easements, grading, trails, water quality basins, bank 
stabilization, water and sewer utility crossings, utility corridor, storm drain outlets, 
and potential riparian mitigation.  

4. CUP II is a request to authorize the development of 73 second dwelling units, a 
continued care retirement community with 351 dwelling units, and on-site and off-
site grading associated with the Vesting Map, water tanks, and on-site 
infrastructure.   

5. The Substantial Conformance Review is a request pursuant to section 5.2.2 of 
the Specific Plan for a determination that the project will substantially conform to 
the standards, regulations, and guidelines of the Specific Plan relative to the 
following:  (a) grading and hillside management guidelines (Specific Plan 
section 4.8); and (b) modification to setback standards (to allow specific Village 
Center lots to be designed with a minimum zero-foot front yard setback).  

6. Oak Tree Permit I is a request to authorize the removal of 11 oak trees, including 
three heritage oaks, in connection with construction of the off-site extension of 
Magic Mountain Parkway.  Oak Tree Permit I also seeks authorization to 
encroach into the protected zone of an additional two oak trees due to potential 
impacts from the construction. 

7. Oak Tree Permit II is a request to authorize the removal of 143 oak trees from 
the project site, including eight heritage oaks.  Oak Tree Permit II also seeks 
authorization to encroach into the protected zone of an additional 50 oak trees 
due to potential impacts from the construction. 

8. The Parking Permit is a request to authorize off-site and reciprocal parking for 
lots located within the Village Center area of the project. 

9. The Vesting Map is a related request that proposes to subdivide the site into a 
total of 621 lots, including: 

A. 351 single-family lots, 36 multi-family lots, five apartment/condominium 
lots, two mixed-use/residential lots (including 66,400 square feet of 
commercial uses), and one continued care retirement lot, for the 
development of 4,055 residential dwelling units (351 single-family units 
and 3,704 multi-family units). 

B. 11 mixed-use commercial lots for the development of up to 
1,555,100 square feet (including the 66,400 square feet referenced above) 
of office, retail, and service uses. 

C. 143 open space lots. 

D. Two public park (active) lots. 

E. Four private recreation lots. 
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F. Five spineflower preserve lots. 

G. Four public facility lots, including one school lot, one library lot, one fire 
station lot, and one bus transfer station lot. 

H. 14 utility-related lots (including lots for water quality basins, water tanks, 
and wastewater pump stations). 

I. 43 transportation-related lots.    

Exhibit "A" attached to the Vesting Map depicts conceptual site development 
plans for the project.  Revised site plans shall be subject to the provisions of 
section 5.2 of the Specific Plan. 

10. On May 27, 2003, the Board approved the Specific Plan, which authorized the 
development of an approximately 11,999-acre site consisting of 20,885 dwelling 
units and 423 second units, 629 acres of mixed-use development, 67 acres of 
commercial uses, 249 acres of community parks, and more than 5,100 acres of 
open space within two approved special management areas/significant 
ecological areas, and 869 acres of other open areas.  The Specific Plan also 
provided for the development of two fire stations, one public library, one electrical 
substation, a 6.8-million gallon per day Newhall Ranch Water Reclamation Plant 
("WRP"), and other associated community facilities, such as roads and bridges.  
Finally, the Specific Plan reserved sites for the development of five elementary 
schools, one junior high school, and one high school.   

11. The project will include project-related infrastructure, including roads (such as the 
Commerce Center Drive Bridge), trails, drainage, and flood protection 
improvements (including bank stabilization within and adjacent to the Santa Clara 
River), potable and recycled water systems (including water tanks), a sanitary 
sewer system, and dry utility systems.  All such infrastructure will be developed in 
compliance with the Specific Plan. 

12. The project proposes the development of several off-site project-related 
improvements (i.e., improvements outside the Vesting Map boundary, and in 
certain cases, outside the Specific Plan boundary).  These off-site improvements 
include:  (a) a 227-acre utility corridor generally running along State Route 126 
("SR-126") and Interstate 5 ("I-5"), which would extend municipal services to and 
from the site; (b) a demineralization facility and related brine disposal well 
immediately adjacent to and within the utility corridor; (c) the extension of Magic 
Mountain Parkway and related improvements westerly into the project site; (d) a 
water quality basin; (e) three water tanks (portions of two will be located on-site); 
(f) a Southern California Edison ("SCE") electrical substation; and (g) two debris 
basins.  Additional off-site improvements include work associated with the Lion 
Canyon drainage project, grading associated with the construction of the 
northerly extension of Westridge Parkway and the southerly extension of 
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Commerce Center Drive, and miscellaneous grading to tie proposed grades into 
natural grades. 

13. The approximate 1,860 gross-acre project site is located south of the Santa Clara 
River and SR-126, east of the Ventura County boundary, and west of I-5, within 
the northeast corner of the Specific Plan in the Newhall Zoned District.  The 
Specific Plan area is divided into five "villages," one of which is referred to as The 
Mesas.  Mission Village represents the first phase of development within The 
Mesas, comprising approximately 70 percent of The Mesas land area. 

14. The project site is comprised of the Vesting Map site, which is 1,261.8 acres in 
size, and the off-site project-related improvements area, which is approximately 
598 acres in size.  Approximately 39.1 acres of the Vesting Map are located 
outside the Specific Plan boundary.  The Vesting Map consists of Parcel Nos. 11, 
12, 13, 22, and a portion of Parcel No. 14 of the previously recorded Parcel Map 
No. 24500-01 and a portion of the Rancho San Francisco.  Approximately 
338.9 acres of the off-site project-related improvements are located outside of 
the Specific Plan boundary. 

15. The site is irregular in shape with variable sloping terrain, unimproved, and 
currently utilized for agricultural activities.  The site contains sensitive biological 
resources and habitat types, including special-status species.  The Santa Clara 
River, which forms the northern boundary of the site, is within the previously 
approved River Corridor SMA/SEA 23.  Historically, the project site has been 
used for agricultural activities and related storage.  Portions of the site also have 
been used for oil and gas production.   

16. Access to the site is provided by SR-126 to the north, the proposed Magic 
Mountain Parkway extension to the east, Westridge Parkway to the south, and 
existing agricultural roads to the west.  Connections to the proposed roads within 
the project site will be provided by the southerly extension of Commerce Center 
Drive, the westerly extension of Magic Mountain Parkway, and the northerly 
extension of Westridge Parkway.  

17. The site is located southeast of where Castaic Creek and the Santa Clara River 
join.  The surrounding land uses include: 

18. North:  Travel Village Recreational Vehicle Park, SR-126, and the   
  Valencia Commerce Center; 
South:  Undeveloped land within the existing community of Westridge to  
  the southeast, and the proposed Legacy Village (formerly   
  Stevenson Ranch Phase V); 
East:  Six Flags Magic Mountain Theme Park, undeveloped land, the 
  Valencia WRP, a California Highway Patrol station, hotels,   
  restaurants, and service stations; and 
West:  Undeveloped land within the previously approved Landmark   
  Village.   
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19. Surrounding zoning is as follows: 

North:  A-2-5 (Heavy Agriculture - Five Acres Minimum Required  
  Area); M-1-½ (Restricted Heavy Manufacturing), M-1-½-DP  
  (Restricted Heavy Manufacturing - Development Program),  
  and R-R (Resort and Recreation); 
South:  RPD-8,500-5 (Residential Planned Development -  
  8,500 Square Feet Minimum Lot Size - Five Dwelling Units 
  Per Acre), A-2-5, and SP (Specific Plan); 
East:  A-2-5, P-R (Parking Restricted), C-R (Commercial -   
  Recreation), and C-M (Commercial Manufacturing); and 
West:  SP. 

20. The zoning and land use designations of the site are primarily SP and "Specific 
Plan" respectively, although the areas located within the Rancho San Francisco 
are zoned A-2-5.  The SP zone became effective on June 26, 2003, following 
adoption of Ordinance No. 2003-0031Z, which was adopted in connection with 
the Specific Plan. 

21. Approximately 57.8 million cubic yards of grading are proposed for the project 
(28.9 million cubic yards of cut and 28.9 million cubic yards of fill), which includes 
grading for on-site and off-site improvements.  In addition, 479,000 cubic yards of 
grading (372,000 cubic yards of cut and 107,000 cubic yards of fill) are proposed 
for one of the two SCE substation alternate locations. 

22. The project includes development of community facilities, including a fire station, 
a school, and a library, which will provide public services to the community 
consistent with the objectives and policies of the Specific Plan, the Santa Clarita 
Valley Area Plan ("Area Plan"), and the Countywide General Plan ("General 
Plan").  The conditions of approval will require compliance with the Mitigation 
Monitoring Plan ("MMP") adopted as part of the environmental review for the 
project, described in Finding Nos. 41 and 42 below.  The MMP requires 
construction of a fire station on the site which will be conveyed to the 
Consolidated Fire Protection District of Los Angeles County upon completion, 
and for the permittee to provide additional funding for the purchase of two fire 
trucks.  The MMP also requires the permittee to enter into a memorandum of 
understanding with the County Librarian to fund construction of a library, provide 
an elementary school site between seven and 10 acres in size, and to comply 
with school funding agreements between the permittee and three school districts. 

23. In connection with the Specific Plan, the Board adopted the Newhall Ranch 
Master Trails Plan, a comprehensive system of trails throughout the Specific Plan 
area, providing potential connection points to regional trail systems within the 
Santa Clarita Valley.  The Mission Village Trails Plan implements the Specific 
Plan's objective of providing a hierarchy of trails with varying sizes and 
functionality, throughout the site, including pedestrian, bicycle, and equestrian 
trails, which will be linked to the Santa Clara Regional River Trail.    
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24. Utilities to be constructed and installed to serve the site include water, sanitary 
sewer, gravity sewer, force main, irrigation, cable, gas, fiber optics, and recycled 
water lines. 

25. To provide future residents with access to alternative modes of transportation, 
the Vesting Map includes a 1.2-acre transit site for possible development of a 
bus transfer station in the Village Center area of the project.  If this transfer 
station is built, it will facilitate local bus service and provide connection points for 
express bus operation. 

26. Project buildout currently is planned to occur over several years, with full buildout 
not expected until 2021.  Because market conditions and consumer needs 
historically change over time, a certain amount of flexibility is necessary in 
determining the specific type of residential units that ultimately will be built.  As 
for commercial uses, it is difficult to forecast with a high-degree of certainty over 
the extended duration of the project buildout the specific type of office uses and 
tenant space requirements that will be in demand as each segment of the project 
is developed. 

Flexibility has been incorporated into the Specific Plan to respond to these 
potential changes in demand in the marketplace.  Section 5.2.2.e (Amendments 
to the tentative subdivision maps) of the Specific Plan allows subsequent 
changes to an approved vesting map through an amended exhibit map process 
pursuant to section 21.16.15 of Title 21 of the Los Angeles County Code 
("County Code").  The amended exhibit map shall be approved only if the map is 
determined by the Director ("Director") of the Department of Regional Planning 
("Regional Planning") to be in substantial conformance with the approved map.  
Section 5.2.5 of the Specific Plan (Adjustment/Transfer/Conversion Provisions) 
provides standards for dwelling unit and non-residential building, square footage 
transfers, and conversions. 

27. For Lot Nos. 158, 161, 162, 361, 376, 380, 381, 384-387, 396 (fire access), 397-
407, 411, 427, 434, 439, 442, 443, 445, 447, 480-484, 508-532, 621, and 
associated private drives CC, DD, EE, FF, II, JJ, KK, LL1, LL2, NN, OO, PP, SS, 
TT, YY, and ZZ, flexibility in the Specific Plan and Vesting Map will allow the 
permittee to build condominiums rather than apartments, and vice versa; build 
detached housing units rather than attached units; alter residential building type 
and location within a designated planning area; change the locations, widths, 
alignments or entries of driveways, change the private drive alignments and 
location; change lot configurations; and change commercial building type and 
location within a planning area.  However, this flexibility will be limited such that 
the total dwelling unit count and commercial square footage, as shown on the 
Vesting Map and site plan exhibit maps, set a cap for each development 
category that cannot be exceeded without additional approvals or modifications 
to the project.  Accordingly, project buildout will not exceed 3,704 multi-family 
dwelling units and 1,555,100 total square feet of commercial development.  In 
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addition, the open space and recreational acreages shown on the Vesting Map 
cannot be reduced.  

28. Any increase in the residential units or square footage of commercial space in 
the lots above from the number proposed as of the date of this Vesting Map 
approval, or subsequently approved by the Director, shall be contingent upon the 
decrease in residential units or commercial space square footage units or square 
footage in another lot.  Moreover, an increase in the number of multi-family 
residential units and commercial square footage on a particular lot may only be 
allowed, if such increase does not exceed 20 percent of the number of multi-
family residential units and commercial square footage allowed for that lot, as 
approved by the Vesting Map.  The designated land use category for each lot 
shall not change regardless of any transfers that may occur pursuant to this 
Finding.  

Any proposed changes of the Vesting Map as described in this Finding will be 
reviewed and approved by the County Subdivision Committee through the 
amended exhibit map process described in section 21.16.15 of the County Code.  

29. The permittee engaged in substantial outreach to the surrounding community 
regarding the Mission Village project and has presented the project on several 
occasions to the West Ranch Town Council and on one occasion to the Castaic 
Area Town Council. 

30. A program-level environmental impact report ("Program EIR") was certified by 
the Board in accordance with the California Environmental Quality Act ("CEQA") 
in connection with adoption of the Specific Plan in 2003.  The Program EIR found 
that, with development of the Specific Plan, significant unavoidable impacts 
would result to agricultural resources, biological resources, visual resources, air 
quality, and solid waste disposal.  A Statement of Overriding Considerations 
("SOC") was adopted by the Board in connection with the Program EIR, which 
concluded that there were significant overriding benefits with approval of the 
Specific Plan, including the preservation of nearly 1,000 acres of the Santa Clara 
River, about 4,200 acres of High Country SMA/SEA 20, and approximately 
1,517 acres of the Salt Creek area and other open areas.  Other overriding 
benefits included the preservation of the River Corridor SMA/SEA 23 to retain 
significant riparian vegetation and habitat, the development of over 50 miles of 
trails including portions of the Santa Clara River Trail, and provisions for 
improved parks, schools, fire stations, and 2,200 affordable housing units. 

31. A project-level Initial Study was prepared for Mission Village in compliance with 
CEQA, the State CEQA Guidelines, and the County's Environmental Document 
Reporting Procedures and Guidelines.  The Initial Study concluded that there 
was substantial evidence that the project may have a significant impact on the 
environment and, thus found that a project-level EIR ("Project EIR") was required 
for Mission Village.   
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32. The draft Project EIR prepared for Mission Village identified potential impacts 
that were found to be less than significant with project mitigation in the areas of 
geotechnical and soil resources, hydrology, traffic/access, water service, 
wastewater disposal, sheriff services, fire protection services, education, parks 
and recreation, library services, utilities, mineral resources, environmental safety, 
cultural/paleontological resources, floodplain modifications, water quality, and 
global climate change.  The draft Project EIR also found that the proposed 
project would result in significant and unavoidable impacts related to biota, visual 
quality, noise, air quality, solid waste services, and agricultural resources.  With 
respect to the project's potential noise and biota impacts following further review 
and revision to the project's draft mitigation measures, the final Project EIR for 
Mission Village concluded that the identified impacts would be reduced to less 
than significant levels.  Of the remaining significant and unavoidable impacts for 
Mission Village, each was previously identified and included in the SOC for the 
Program EIR in connection with the Specific Plan and WRP. 

33. The draft Project EIR initially was circulated for public review and comment for a 
period of 45 days from October 8, 2010 to November 21, 2010.  The Commission 
extended the public comment period for the Project EIR to January 4, 2011 for a 
total of an 89-day public comment period.   

34. During the public hearing process for the project, Regional Planning received 
correspondence from interested parties, environmental organizations, and 
responsible agencies pertaining to the project.  Regional Planning also received 
correspondence, comments, and/or recommendations from interested County 
departments, and other State and local agencies, including the California 
Department of Fish and Game ("Fish and Game"), the Regional Water Quality 
Control Board ("Regional Board"), the California Department of Transportation 
("Caltrans"), the Sanitation Districts of Los Angeles County ("Sanitation 
Districts"), and the City of Santa Clarita ("City").  Other agencies and 
organizations that provided correspondence include, among others, the Castaic 
Lake Water Agency ("CLWA"), the Santa Monica Mountains Conservancy, the 
County of Ventura, the Ventura County Watershed Protection District, the Sierra 
Club, the California Water Network, the Center for Biological Diversity, Santa 
Clarita Organization for Planning and the Environment ("SCOPE"), Tri-County 
Watchdogs, and Friends of the Santa Clara River.  All comments on the Project 
EIR were responded to in the Final Project EIR. 

35. The Commission conducted a duly-noticed public hearing on the project on 
November 10, 2010, March 16, 2011, and May 18, 2011.  At the Commission's 
first public hearing session, the Commission heard a presentation from staff, the 
permittee, and its representatives.  A representative of SCOPE also testified 
requesting that the draft Project EIR public review period be extended.  Staff 
advised the Commission that the permittee needed to address certain 
outstanding issues with the Department of Public Works ("Public Works") 
including:  (a) a requirement that the permittee record easements for the 
necessary off-site regional sewer improvement and an easement for the off-site 
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grading and full improvements on the alignments of the extension of Magic 
Mountain Parkway and Westridge Parkway; (b) a requirement that the permittee 
obtain a will-serve letter from the Sanitation Districts to use the Valencia WRP 
while the Newhall WRP is not operational; and (c) a requirement that the 
permittee provide detailed information regarding an agreement with Caltrans for 
mitigation of impacts to the State's freeway system. 

36. After discussion, the Commission continued the hearing to March 16, 2011, and 
extended the public comment period as described above.  In addition to the 
outstanding issues described in Finding No. 35, the continuance allowed the 
permittee to address whether:  (a) the permittee's request to adjust Specific Plan 
trail widths from 12 feet to 8 feet was warranted; (b) the permittee's request for a 
zero setback in the Village Center was justified; (c) the project included sufficient 
upland infiltration; (d) pile-driving activities can be replaced with a quieter 
method; (e) the permittee should mitigate oak tree impacts by in-kind planting or 
a mitigation fee; and (f) the project should include a trail head.  The Commission 
also directed Regional Planning staff to provide additional information on the 
proposed project improvements within the SEA and river buffer, and on 
development transfers among Specific Plan implementation phases. 

37. On December 15, 2010, the permittee submitted a revised Vesting Map to 
Regional Planning staff for review.  In part, the map was revised in response to a 
December 3, 2010, approval by Fish and Game of the Newhall Ranch Resource 
Management and Development Plan/Spineflower Conservation Plan 
("RMDP/SCP").  As approved by Fish and Game, the RMDP/SCP designates 
85.8 acres of spineflower preserve on the Vesting Map site which represents an 
increase of approximately 20.2 acres over the amount of spineflower preserve 
acreage designated on the prior proposed Vesting Map dated November 24, 
2009.  As a result of the increased spineflower acreage and the enhanced 
connectivity to open space, the development component of the Mission Village 
project was reduced in size consistent with the approved RMDP/SCP.  As 
revised, the project density was reduced by a total of 357 dwelling units to 
4,055 dwelling units.  

38. The changes to the Vesting Map as a result of the December 15, 2010, revisions 
were as follows: 

A. Residential Dwelling Units:  A decrease of 357 total units consisting of a 
31-unit decrease in single-family units from 382 to 351 units, and a 
326-unit decrease in the number of multi-family units from 4,030 to 
3,704 units.   

B. Development/Grading Footprint:  A decrease in the size of the 
development/grading footprint on the site of 21.6 acres (two percent 
decrease) amounting to a decrease in the total grading for the project by 
one million cubic yards from 29.9 to 28.9 million cubic yards. 
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C. Spineflower Preserves:  An increase in the number of lots dedicated to 
San Fernando Valley Spineflower Preserves from two lots to five lots.  
Total land area dedicated for preserves increased from 65.6 acres to 
85.8 acres.  

D. Oak Trees:  A decrease of the total number of trees to be removed by four 
from 158 to 154 trees.  The total number of trees to be encroached upon 
increased by one from 51 to 52 trees.  For the project site and related off-
site improvements, a total of 564 trees are covered by the County Oak 
Tree Ordinance. 

E. Open Space:  An increase in total land area dedicated to open space-
related land use categories, which includes public and private parks, 
recreation, San Fernando Valley spineflower preserves, river area, and 
graded and ungraded lots from approximately 636 acres to 693 acres.  
This is an increase in open space of approximately 57 acres or nine 
percent for the project. 

39. At its January 13, 2011 public meeting, the County Subdivision Committee 
considered the permittee's proposed revisions to the Vesting Map and 
recommended approval of the revised Vesting Map along with the conditions of 
approval. 

40. At the Commission's March 16, 2011 public hearing session, no members of the 
public testified and the Commission granted the permittee's request that the 
public hearing be continued to provide additional time for the permittee to 
complete responses to the Commission's request for additional information at the 
November 10, 2010 public hearing session.  The March 16, 2011 hearing 
session was continued by the Commission to May 18, 2011. 

41. The Final Project EIR was completed in May 2011, which included the Draft 
Project EIR, all comments received on the Draft Project EIR and responses to 
those comments, technical appendices to the draft and Final Project EIR, and 
measures to reduce the previously identified significant and unavoidable noise 
and biota impacts to a less than significant level.  The Final Project EIR 
considered the changes to the Vesting Map as a result of the Fish and Game-
approved RMDP/SCP and determined that the revised project is consistent with 
the project originally proposed and analyzed in the Draft Project EIR.  The Final 
Project EIR clarifies the revisions to the project and confirms that there are no 
new or increased impacts from the project revisions, but rather that the project 
revisions further lessen the significance of any potential impacts. 

42. An MMP, consistent with the conclusions and recommendations of the Final 
Project EIR, has been prepared that identifies in detail the manner in which 
compliance with the measures adopted to mitigate or avoid potential significant 
impacts of the project will be ensured, and its requirements have been 
incorporated into the conditions of approval for the project. 
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43. At the Commission's May 18, 2011 public hearing session, Regional Planning 
staff presented the project design changes as described above.  Regional 
Planning staff also presented the following information:  

Improvements within the SMA/SEA:  The Commerce Center Drive Bridge was 
one of the bridge crossings originally approved by the Board in the Specific Plan 
and construction of this bridge includes bank stabilization and grading work.  
With approval of the Specific Plan and SEA CUP No. 94-087, the Board 
approved the general alignment for Commerce Center Drive Bridge to minimize 
impacts to sensitive habitat and species within SEA 23 and to minimize major 
access points to SR-126.  

The location of the utilities approved as part of the Specific Plan are refined as 
part of Mission Village's approval process.  Five water quality basins were 
technically positioned down gradient along the northern portion of the Mission 
Village development to capture storm water from the development.  One of these 
basins encroaches into the SEA, however, this basin is necessary to capture the 
storm water coming from the middle section of the project.  The location of the 
underground utility corridor was also refined as part of the Vesting Map process.  
The approximate 418-acre corridor is located completely outside of the Vesting 
Map boundary, and approximately 165 of the permanently impacted acres of the 
corridor are located outside of the Specific Plan boundary.  Approximately 
18.8 acres of permanently impacted acres are located within the SEA. 

A portion of the Regional River Trail is located within the SEA on the north side of 
the Santa Clara River at the northern portion of the project site.  This trail is part 
of the Trails Plan approved as part of the Specific Plan and will be constructed 
within the bank stabilization area and will not disturb additional area.   

The riparian mitigation sites are necessary to maintain the riparian areas and 
enhancement to the river corridor.  These mitigation sites are subject to Fish and 
Game review and approval.  

44. At the public hearing session, following the presentation by Regional Planning 
staff, the project environmental consultant responded to a Commission question 
about groundwater recharge, explaining details of the project maximize the 
recharge rate.  In response, the Commission directed staff to impose a condition 
of approval that ensures that the project is subject to the low-impact development 
("LID") standards described in the Final Project EIR, and are in place during the 
construction and longevity of the project.  

45. At the public hearing session, the permittee's representatives presented the 
project history and an overview of the project changes.  The representatives 
responded to the following Commission inquiries set forth in Finding No. 36, by 
testifying or providing written responses or documentation.  Regarding oak tree 
mitigation, the trailhead, and trail widths, the permittee testified that in-kind oak 
tree planting will occur as opposed to a mitigation fee payment, and that a 
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standalone trailhead was not warranted for Mission Village because a trailhead 
will be located on Landmark Village.  The Commission rejected the request to 
narrow the trail widths. 

46. Regarding pile-driving activities, the permittee testified that conventional pile-
driving machinery will be replaced with alternative machinery and/or methods 
that will reduce noise levels substantially and thereby eliminate significant and 
unavoidable construction-related noise impacts.  The permittee also presented 
written information on the zero setback request for the Village Center and on the 
project's upland infiltration.   

47. During the public hearing session, staff informed the Commission that the County 
Sheriff corresponded with staff that its draft Memorandum of Understanding 
("MOU") with the permittee and the construction of the new sheriff station 
(outside of Mission Village) fully mitigate the law enforcement impacts from the 
project. 

48. At the public hearing session, five members of the public testified in favor of the 
project and one in opposition.  A representative of the City testified that the City 
and the permittee have agreed to a revision to the Project EIR mitigation 
measure, "MV 4.5-26 to read as follows:  The improvement recommended to 
mitigate the project's identified significant impact at this intersection is to stripe a 
northbound right-turn lane, which may include turn pocket lengthening (additional 
text in italics)." 

49. A representative from the Sanitation Districts testified and addressed the timing 
of the construction of the Newhall Ranch WRP approved in the Specific Plan and 
the potential effect of chloride levels at the Valencia WRP if the project 
temporarily uses the Valencia WRP for wastewater.  He advised that an 
interconnection agreement between the Santa Clarita Valley Sanitation District 
("SCVSD") and his agency ("Interconnection Agreement") allows the Valencia 
WRP to temporarily treat wastewater for up to 6,000 Newhall Ranch dwelling 
units until the Newhall Ranch WRP is constructed and operational.  The Project 
EIR determined that the project is expected to produce wastewater chloride 
concentrations similar to those in the SCVSD's service area and, therefore, the 
interim discharge of wastewater from the Valencia WRP due to the project's 
wastewater would not impact the SCVSD's ability to comply with State 
requirements. 

50. At the public hearing session, the Commission also determined that the project's 
schools shall be designed and constructed to State standards; that the 
permittee's substantial conformance request to adjust the Specific Plan trail 
widths from 12 feet to 8 feet shall be denied; and that the permittee's substantial 
conformance request for setback modifications in the Village Center are 
warranted and shall be granted subject to changes to the side setback 
modification standards approved by the Commission. 
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51. On May 18, 2011, the Commission closed its public hearing, certified the Final 
Project EIR, adopted the required CEQA Findings of Fact and SOC, approved 
CUPs I and II, the Substantial Conformance Review, as modified, Oak Tree 
Permits I and II, the Parking Permit, and related Vesting Map with findings and 
conditions, and approved the MMP.  

52. On May 26, 2011, following the Commission's approval of the project, SCOPE 
and Friends of the Santa Clara River appealed the Commission's approval of the 
project to the Board. 

53. Following the Commission's approval, in response to public comments and at the 
County's request, the permittee provided information on the potential 
environmental impacts of constructing and operating interim chloride reduction 
facilities, as needed, to further treat Newhall Ranch project wastewater on an 
interim basis at the Valencia WRP.  In response to the County's directive, the 
permittee refined the project design to accommodate the interim chloride 
reduction facilities, which will include a 1.2-acre demineralization facility to be 
constructed adjacent to the existing Valencia WRP, a 1.6-acre brine disposal well 
facility located within the Valencia Commerce Center north of Castaic Creek, and 
associated lines to and within the project's utility corridor.  An evaluation of the 
potential impacts associated with such facilities, along with additional updated 
information, is included in the Additional Environmental Information (October 
2011), which consists of, among other information, updated topical responses 
from the May 2011 Final Project EIR.  

54. Prior to the Board's public hearing on the project, Regional Planning staff 
provided the Board with written responses to the stated basis for the appeal 
dated October 20,2011 ("County Staff Responses to Appeal"), and the previously 
referenced Additional Environmental Information.  Regional Planning staff 
testified that the Additional Environmental Information, posted on the County's 
website prior to the public hearing, consisted primarily of clarifications and 
updates to the Final Project EIR, including information previously made available 
to the public in connection with the Board's review of the Newhall Ranch 
Landmark Village project.  Staff further explained that it had reviewed the 
concerns raised and concluded the Final Project EIR was prepared in 
compliance with CEQA such that the Board could take action if it so chose. 

55. Prior to and during the Board's public hearing on the project, the Board received 
additional written correspondence regarding the project, Landmark Village, and 
RMDP/SCP.  Responses to correspondence related to other projects were 
previously prepared by the County, State, and federal agencies, as applicable, 
and those responses are incorporated by reference in the staff-prepared 
documents identified below.  Topics addressed in the correspondence included 
the project's potential impacts on the Santa Clara River hydrology and water 
quality, the detection of perchlorate in the groundwater basin, and chloride levels 
in wastewater discharge.  Regional Planning staff reviewed the correspondence 
and prepared responses to the Board prior to the hearing in two separate bound 
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volumes, entitled County Staff Responses to Public Correspondence, 
October 20, 2011 and County Staff Responses to Public Correspondence, 
October 24, 2011 (collectively, "County Staff Responses to Correspondence").  
The topics addressed in the correspondence were also addressed during the 
Board's public hearing.  

56. On October 25, 2011, the Board conducted its duly-noticed public hearing on the 
project.  The Board heard a presentation from Regional Planning staff, testimony 
from Public Works staff, testimony from representatives of CLWA and the 
Valencia Water Company ("VWC"), testimony from the permittee and its 
representatives, and testimony from the public. 

57. At the Board's hearing on the project, staff provided the following testimony in 
response to questions raised during the public hearing, all of which are also 
contained in the Final Project EIR, County Staff Responses to Appeal, and 
County Staff Responses to Correspondence: 

A. Staff testified that the appeal did not raise any substantial issues not 
considered by the Commission or analyzed and responded to in the Final 
Project EIR, or addressed in the County Staff Responses to 
Correspondence or County Staff Responses to Appeal.   

B. Regarding asserted Specific Plan inconsistency, staff testified that the 
project and its related improvements are consistent with the Specific Plan 
and its related environmental documents without the need for further 
amendments or revisions to the Specific Plan. 

C. Regarding when the permittee must begin the first phase of the Newhall 
Ranch WRP, staff testified that the Interconnection Agreement allows the 
permittee to temporarily treat wastewater from the first 6,000 units from 
the Specific Plan at the existing Valencia WRP.  The permittee or 
designee is required to fund the construction of the Newhall Ranch WRP 
prior to building more than 6,000 dwelling units within Newhall Ranch, 
consistent with the terms of the Interconnection Agreement. 

D. Regarding the asserted failure of the project to address chloride levels in 
the Santa Clara River, staff testified that the Final Project EIR extensively 
addressed chloride concentrations relative to the Santa Clara River, and 
appropriate agencies determined that the project, as proposed and 
approved by the Commission and presented to the Board, will not have a 
significant impact to the water quality of the river. 

E. Regarding the asserted claim that the project mitigation for the spineflower 
is insufficient, staff explained that the Final Project EIR extensively 
analyzed this issue and included mitigation measures to reduce impacts to 
the spineflower to less than significant levels.  The mitigation measures 
are consistent with the Newhall Ranch Spineflower Conservation Plan 
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("SCP"), which was approved by Fish and Game for the Specific Plan 
area.  The SCP includes management and monitoring protocols and 
requirements to ensure the survival of the spineflower. 

On a related issue regarding the sunflower, staff explained that the 
sunflower located on the Mission Village site is distinct from the 
Los Angeles sunflower and has been named the "Newhall sunflower."  
The Mission Village area where the sunflower is located is Middle Canyon 
spring, which will be preserved as part of the project.  As such, there are 
no impacts to the Newhall sunflower.  Additionally, the Fish and Game 
permit requires over $1 million in endowments for the long-term 
management of the Middle Canyon spring, including the Newhall 
sunflower.  

F. Regarding air quality, staff explained that the Final Project EIR 
comprehensively analyzed the project's air quality impacts, and included 
several mitigation measures in response to those impacts that will reduce 
the identified significant impacts to the maximum extent feasible.  The 
impacts and mitigation are consistent with the Specific Plan.   

G. Regarding the alleged lack of supporting proof for the proposed SOC, staff 
explained that both the Specific Plan, generally, and the Mission Village 
project, specifically, provide significant regional benefits to the Santa 
Clarita Valley.  These benefits include the dedication of approximately 
1,400 acres of open space; the generation of approximately 
6,000 permanent jobs and approximately 13,000 temporary construction 
jobs; the generation and utilization of recycled water; and the provision of 
public facilities, including an elementary school, a fire station, a library, a 
bus transfer station site, and passive and active recreation facilities.   

58. At the public hearing, in response to a question from the Board regarding global 
climate change, staff explained that the Mission Village Final Project EIR 
contains a state-of-the-art analysis, and the project features are consistent with 
applicable County and State policy regarding climate action and greenhouse gas 
reduction. 

59. At the public hearing, in response to a question from the Board regarding water 
quality, staff stated that the permittee committed to a LID performance standard 
that meets and exceeds the requirements of the County's LID ordinance.  The 
LID performance standard requires that LID project design features be selected 
and sized to retain runoff from a 3/4-inch storm event. 

60. At the public hearing, a representative from CLWA responded to a letter from the 
California Department of Public Health ("DPH") commenting on the Saugus 
perchlorate treatment facility operations.  The CLWA representative explained 
that the DPH letter and review process with DPH does not impact Mission Village 
water supplies; rather, the letter illustrates that DPH is exercising its authority and 
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jurisdiction over CLWA's facility.  As to the Mission Village water supplies, the 
CLWA did not see any impact from perchlorate because the project relies on 
other groundwater sources from wells located in non-perchlorate impacted 
portions of the groundwater basin far from the source of the perchlorate 
contamination.  

61. At the public hearing, the general manager of VWC testified about the impact of 
the recent shutdown of VWC Well 201 on the Mission Village water supply and 
the Santa Clarita Valley water supply in general.  The representative testified that 
the shutdown has no impact to the project because the project relies on other 
sources of water supply and no water from the shut-down well.  As to the overall 
Santa Clarita Valley water supply, the VWC representative testified that 
production from the well in normal or non-drought years is fairly small and can 
readily be replaced by imported water from CLWA or with existing capacity from 
Saugus formation wells.  The representative added that during the third and 
fourth years of a prolonged drought, pumping from the well would be increased to 
make up for shortfalls in other sources of supply, and that time would be the ideal 
time for the well to be returned to service, either with wellhead treatment or by a 
replacement well.   

The VWC representative further explained that VWC's intent is to restore the well 
to service or replace it within two years, because this work would include updated 
modeling, as well as other preliminary work.  The representative added that since 
currently there is no drought, two years from now would be the soonest that 
increased pumping from the well would be needed.  Furthermore, the terms of 
the settlement agreement with Whittaker-Bermite, whose site is the sources of 
the percholorate contamination, provide for the anticipation of subsequent 
contamination, and VWC is working cooperatively and closely with the current 
property owners and their insurers to resolve the impacts to the water supply. 

62. Members of the public testified both in support of and in opposition to the project.  
Comments in opposition included concerns regarding flooding and river 
channelization, wastewater treatment, water supply and perchlorate, 
infrastructure costs and payment, and impacts relating to biological and Native 
American resources, traffic, and air pollution.  Testimony in support of the project 
noted that the project will bring additional permanent and temporary jobs to the 
area; the project's residential/commercial land use mix will give residents an 
opportunity to work close to home, thereby reducing traffic and air quality 
impacts; and the project will provide improvements to the area such as a library, 
an elementary school, a fire station, parks, and trails. 

63. In response to concerns raised by the public, staff explained that the project is 
consistent with the recently approved RMDP/SCP project approved by Fish and 
Game and the U.S. Army Corps of Engineers ("Corps"); the Mission Village 
project has been reduced in size from that originally proposed; and the project 
includes all applicable mitigation measures relative to biological resources 
adopted by Fish and Game and the Corps.  
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64. As to the project's impacts on Native American resources, staff explained that an 
agreement entered into between the permittee and the Tataviam Band of Mission 
Indians ("Tataviam Band"), provides for on-going monitoring during project 
development to mitigate potential impacts to Native American resources.  The 
Tataviam Band will be retained for monitoring activities associated with grading 
and development of the project.  Under the agreement, the Tataviam Band will 
provide monitoring and consulting services and supplement the more general 
knowledge of scientific experts with its special expertise relating to matters of 
Native American heritage and interest.   

65. At the Board's hearing, the Wishtoyo Foundation ("Wishtoyo") submitted oral and 
written comments regarding the California condor ("condor") and the Chumash 
tribe.  The comments are premised on the assumption that development of the 
project would significantly impact the condor.  However, as discussed in the Final 
Project EIR, impacts to the condor will be less than significant with 
implementation of the recommended mitigation.  Relevant mitigation measures 
beneficial to the condor include, among other things, the protection, restoration, 
enhancement, management of potential habitat areas, and the retention of 
qualified biologists to monitor the project site during construction-related 
activities, and the suspension of construction activity under specified conditions, 
such as condors landing in the project area or condors nesting within 1.5 miles of 
the construction area. 

66. In addition, as noted in the Final Project EIR, the project site contains no 
designated critical habitat for the condor.  Also as noted in the Final Project EIR, 
condors are not expected to nest in the Mission Village project site due to the 
lack of adequate nesting habitat and limited foraging opportunities.  Some 
suitable foraging habitat is present in the High Country/SMA and Salt Creek area, 
however, these areas are preserved and not affected by project implementation. 

67. The Wishtoyo written comments sought to incorporate the August 2, 2010 and 
August 3, 2010 letters submitted by Wishtoyo commenting on the Newhall Ranch 
RMDP/SCP Environmental Impact Statement/Environmental Impact Report 
("EIS/EIR"), which is found on Fish and Game's website 
http://www.dfg.ca.gov/regions/5/newhall/.  The two letters address the analysis 
presented in the Newhall Ranch RMDP/SCP EIS/EIR and, therefore, are not 
specific to the Mission Village EIR.  With that qualification, these findings 
incorporate by reference the State and federal agencies' responses to the 
comments raised in the letters.  (Please see, specifically, Responses to Mati 
Waiya (Chumash Ceremonial Elder), dated August 2, 2010 (Letter F27), and 
Responses to letter from the Wishtoyo Foundation, dated August 3, 2010 (Letter 
F30).)  In addition, the Newhall Ranch RMDP/SCP EIS/EIR contains its own 
cultural resources section (see section 4.10, Cultural Resources and 
appendices), and that information is incorporated by reference. 
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68. In response to comments regarding potential flooding impacts, Regional Planning 
staff noted that Public Works previously reviewed extensive analysis presented in 
the Final Project EIR and concluded that there are no potential impacts to the 
Santa Clara River from a flood hazard standpoint.   

69. In response to a question regarding the guarantees available to the County as to 
the permittee's financial ability to provide the required infrastructure, Regional 
Planning staff explained that subsequent to the Board's approval of the Vesting 
Map, as part of final map process, the permittee will be required to post 
appropriate security and pay applicable developer fees to ensure capability of 
building infrastructure before construction of the development can proceed. 

70. The Board finds that the planned Newhall Ranch community will include open 
space equivalent in size to Los Angeles' Griffith Park, as well as an extensive trail 
network.  The Specific Plan provides for approximately 4,500 acres of open 
space, and that as part of the Mission Village project, a portion of that acreage 
will be permanently dedicated as open space to the public through an 
established conservancy that will provide funding for the future maintenance of 
the open space. 

71. The Board finds that the Final Project EIR for Mission Village is comprised of the 
following:  (a) draft EIR (October 2010), Volumes I-XX; (b) Final EIR (May 2011), 
Volumes I-VII, (c) Additional Environmental Information (October 2011), Volumes 
VIII-IX; and (d) Revised Draft EIR (October 2011), Volumes X-XI.  After the close 
of its public hearing, the Board certified the Final Project EIR and adopted the 
Findings and SOC and the MMP. 

72. The Board finds that construction of the project will include infrastructure 
enhancement to service the project and the surrounding community. 

73. In the previously approved CUP No. 94-087, the Board made the following 
findings: 

A. The proposed development would be consistent with the adopted General 
Plan and Area Plan for the Newhall Ranch Specific Plan site. 

B. The Newhall Ranch Specific Plan's adjusted SEA 23 boundary removed a 
limited amount of acreage for development from the existing SEA.  
However, the SEA was determined to nonetheless remain in a viable and 
largely natural condition, particularly when taking into account major 
factors influencing the realization of the applicable General Plan 
objectives, including competing priorities between resource preservation 
and other General Plan policies and objectives.  

C. The proposed development was determined to conform with the General 
Plan's SEA "design compatibility criteria," because the development was 
designed to be highly compatible with biotic resources present in the 
existing SEA 23, including the setting aside of appropriate and sufficient 
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undisturbed areas; to maintain waterbodies, watercourses, and their 
tributaries in a natural state within the existing SEA 23; and that wildlife 
movement corridors are left in a natural and undisturbed state within the 
existing SEA 23, the development retained sufficient natural vegetative 
cover and/or open spaces to buffer critical resources within the existing 
SEA 23 from the proposed development; provided fences or walls where 
necessary to buffer important habitat within the existing SEA 23 from 
proposed development; and located and designed roads and utilities 
serving the development so as not to conflict with critical resources, 
habitat areas, or migratory paths within the existing SEA 23. 

D. The approved Newhall Ranch Specific Plan was found to be sensitive to, 
and compatible with, the biotic resources of the existing SEA 23.  

E. The proposed development at the proposed locations within the existing 
SEA 23 met the burden of proof requirements for obtaining a CUP.  

74. The Board finds that a Final Project EIR for Mission Village was prepared in 
accordance with CEQA, the State CEQA Guidelines, and the Environmental 
Document Reporting Procedures and Guidelines of the County of Los Angeles.  
The Board reviewed and considered the Final EIR, along with its associated 
CEQA Findings and SOC, and found that it reflects the independent judgment of 
the Board.  The Findings and SOC are incorporated herein by this reference, as 
if set forth in full and adopted by the Board. 

75. The Board finds that, as stated in the Final Project EIR and the Findings and 
SOC, implementation of the project will result in unavoidable significant effects 
on visual qualities, air quality, solid waste disposal, and agricultural resources.  
However, the Board finds the benefits of the project outweigh these potential 
unavoidable adverse impacts and they are determined to be acceptable based 
upon the overriding consideration set forth in the Findings and SOC. 

76. The Board finds that an MMP consistent with the conclusions and 
recommendations of the Final EIR was prepared, and its requirements are 
incorporated into the conditions of approval for this project.   

77. The Board finds that the MMP, prepared in conjunction with the Final EIR, 
identifies in detail how compliance with its measures, adopted to mitigate or 
avoid potential adverse impacts to the environment, is ensured.  

78. The Board finds this project has an impact on fish and wildlife resources and thus 
is not exempt from California Department of Fish and Game fees pursuant to 
section 711.4 of the California Fish and Game Code. 

79. The Board finds the proposed use with the attached conditions and restrictions is 
consistent with the General Plan, the Area Plan, and the Specific Plan. 
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80. Approval of CUP I, CUP II, Oak Tree Permit I, Oak Tree Permit II, and the 
Parking Permit is conditioned on the permittee's compliance with the attached 
conditions as well as with the conditions for the Vesting Map. 

81. The location of the documents and other materials constituting the record of 
proceedings upon which the Board's decision is based in this matter is the 
Los Angeles County Department of Regional Planning, 13th Floor, Hall of 
Records, 320 West Temple Street, Room 1328, Los Angeles, California 90012.  
The custodian of such documents is the Section Head of the Special Projects 
Section, Los Angeles County Department of Regional Planning. 

Findings Specific to CUP I 

82. Pursuant to the Specific Plan, to ensure consistency with the previously 
approved CUP No. 94-087, a SEA CUP is required to authorize development of 
Mission Village-related improvements on-site, which would permanently impact 
approximately 21.5 acres within the River Corridor SMA/SEA 23, and an 
additional approximate 18.4 acres within the River Corridor SMA/SEA 23 would 
be impacted as part of the off-site development. 

83. Consistent with the Specific Plan and CUP No. 94-087, the project-related 
improvements that would be developed within the River Corridor SMA/SEA 23 
boundary include:  (a) the Commerce Center Drive Bridge, including a portion of 
Commerce Center Drive; (b) a river trail; (c) access roads and public utility 
easements; (d) utilities including storm drain outlets, water quality basins, 
sanitary sewer, water, cable, gas, and fiber optics; (e) bank stabilization; (f) a 
neighborhood park; and (g) grading. 

84. In its approval of the Specific Plan and CUP No. 94-087, the Board approved the 
general alignment for Commerce Center Drive Bridge to minimize impacts to 
sensitive habitat and species within SMA/SEA 23, and to minimize major access 
points to SR-126.  The Board found the bridge crossing to be essential for a 
functional circulation system to serve the Specific Plan area and the region, and 
to advance many of the County's goals and policies related to transportation, 
land use, and other issues of public interest.  The bridge crossing was found to 
comply with the County's engineering requirements and to be strategically 
located and designed to provide maximum transportation effectiveness, while 
minimizing impacts to critical resources, habitat areas, and animal movement 
paths in riparian corridor areas.  Commerce Center Drive Bridge would connect 
the existing north terminus of Commerce Center Drive at SR-126 with the 
proposed southern extension of Commerce Center Drive and would serve central 
portions of Newhall Ranch.  The bridge would span the width of the Santa Clara 
River, equating to a roadway segment of approximately 1,300 feet in length and 
120 to 129 feet in width.  
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85. The project's bank stabilization is consistent with the following objectives of CUP 
No. 94-087 that were developed to balance the environment and flood control 
issues presented by the Santa Clara River, as required by the County General 
Plan:  the flood corridor must allow for the passage of County Capital Flood flows 
without the permanent removal of natural vegetation (except at bridge crossings); 
the bank of the river will generally be outside of the "waters of the United States" 
as defined by federal laws and regulations, and as determined by the delineation 
completed by the Corps in August 1993 where the Corps delineation width is 
insufficient to contain the Capital Flood flow, the flood corridor will be widened by 
an amount sufficient to carry the Capital Flood flow, and the flood corridor will be 
widened by an amount sufficient to carry the Capital Flood flow without the 
necessity of permanently removing vegetation or significantly increasing velocity; 
where development is proposed within the existing County 50-year Capital 
Floodplain, the land where development is to occur will be elevated in 
conformance with County policies to remove it from the Floodplain; and bank 
stabilization will occur only where necessary to protect against erosion.  

86. The Mission Village Trails Plan, a part of the Master Trails Plan, implements the 
Specific Plan's objective of providing a hierarchy of trails with varying sizes and 
functionality, providing an extensive community trail system throughout the site, 
including pedestrian, bicycle, and equestrian trails, which would be linked to the 
Santa Clara Regional River Trail (off-site to the northwest).  A portion of the 
Regional River Trail is located with the SMA/SEA 23 on the north side of the 
Santa Clara River at the northern portion of Mission Village.  This trail is part of 
the Master Trails Plan and will be constructed within the bank stabilization area 
and will not disturb additional area. 

87. Riparian mitigation sites will be located within the SMA/SEA 23 boundary on the 
project site, which are necessary to maintain the riparian areas and to enhance 
the river corridor.  These mitigation sites are subject to Fish and Game review 
and approval. 

88. Mission Village will include one of the Specific Plan Neighborhood Parks on the 
site.  The park would contain approximately five acres of parkland, approximately 
2.2 acres of which would be located within the SMA/SEA. 

89. Components of Mission Village that are located within the SMA/SEA 23 and 
Mission Village overall are designed to be highly compatible with the biotic 
resources present, including the set-aside of appropriate and sufficient 
undisturbed areas.  Mission Village's Vesting Map contains 1,261.8 acres with 
237.5 of those acres located in SMA/SEA 23, and 21.5 of those acres will be 
permanently impacted by project development.  The project includes additional 
areas outside the boundaries of the Vesting Map where the associated off-site 
improvements are proposed.  Of those off-site areas, approximately 18.4 acres 
within SMA/SEA 23 will be permanently impacted by development of the project.  
Thus, the majority of SMA/SEA 23 will be left in a natural state, preserving the 
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biological resources present, consistent with the provisions of the Specific Plan, 
CUP 94-087, the General Plan, and Area Plan. 

90. Development of the project within portions of SMA/SEA 23 would maintain water 
bodies, watercourses, and their tributaries in a natural state, consistent with the 
Specific Plan and CUP 94-087.  As contemplated by the Specific Plan, 
Commerce Center Drive Bridge will require the placement of abutments and 
piers in the river area.  The effect of the Commerce Center Drive Bridge crossing 
was assessed in the Newhall Ranch Specific Plan Final Additional Analysis, 
section 2.3, Floodplain Modifications and appropriate mitigation was required.  
The Mission Village EIR includes additional environmental analysis of the bridge 
abutments and piers relative to the river corridor.  

91. Also as contemplated by the Specific Plan, the Mission Village development will 
include bank stabilization, but only where necessary to protect development from 
erosion.  Bank stabilization is proposed to be buried in all areas except at outlet 
structures, access ramps, and bridge abutments where it is expected that 
grouted rock or reinforced concrete will be required to meet Public Works 
standards.  Limited impacts to the Santa Clara River will occur as a result of 
these improvements.  

92. The project is designed so that wildlife movement corridors (migratory paths) are 
left in an undisturbed and natural state.  Consistent with the Specific Plan, animal 
migratory paths within the SMA/SEA 23 will be left mostly undisturbed, with 
limited exception at the Commerce Center Drive Bridge abutment and pier 
locations.  Other proposed development within SMA/SEA 23 (river trail, storm 
drain outlets, utility lines, Commerce Center Drive Bridge, bank stabilization, 
park, and water quality basins) will have a de minimis impact on migratory 
pathways, and the riparian mitigation areas will provide beneficial cover for 
migratory animals.  Additionally, the increase of approximately 20.2 acres over 
the amount of spineflower preserve designated on the originally proposed project 
Vesting Map dated November 24, 2009, results in 85.8 acres of preserves, which 
will provide enhanced connectivity to open space.  

93. Consistent with the Specific Plan, Mission Village will retain sufficient natural 
vegetative cover and/or open space areas to complement SMA/SEA 23 and to 
buffer critical resource areas from the development.  Mission Village residential 
and commercial development will be set back from the Santa Clara River 
resources by a distance ranging between 220 feet and 970 feet, which is 
consistent with the Specific Plan requirement of a minimum 100-foot buffer 
adjacent to the Santa Clara River between the top of the bank stabilization and 
development within the low medium residential, medium residential, mixed use, 
and business park uses.  Only necessary infrastructure (i.e., water quality basins, 
bridge abutments, storm drain outlets, and channel stabilization) will be 
constructed within the setback areas, consistent with the Specific Plan's limitation 
of uses within the buffer area to public infrastructure, abutments, trails, and 
parks. 
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94. The project includes installation of bank protection at the Commerce Center 
Drive Bridge, along the water quality basin at San Jose Flats (an existing 
agricultural field) to protect the basin, and at the mouth of Lion Canyon to protect 
water quality and proposed drainage facilities improvements at the mouth of the 
canyon.  The bank protection at the water quality basin will be located down 
slope from the neighborhood park; the closest residential use to the bank 
protection is approximately 400 feet away with approximately 120 feet of vertical 
separation.  The closest residential use to the bank protection at Lion Canyon is 
approximately 250 feet away with a 120 foot vertical separation.   

95. The remaining development areas of the project are set back from the riparian 
sensitive habitat horizontally at least 100 feet and, in some cases, up to 800 feet.  
In addition, due to the topographic nature of the site, vertical separations up to 
160 feet will occur, further protecting sensitive habitat along SMA/SEA 23.  The 
off-site development proposed as part of the project that is located near or within 
SMA/SEA 23 is for public infrastructure use and no residential or commercial 
development associated with the project is proposed near these infrastructure 
improvements. Furthermore, where appropriate, the vegetation within portions of 
the setback or buffer zone may be restored and/or enhanced to increase habitat 
values when compared to existing conditions.   

96. Where necessary, fences or walls are provided to buffer important habitat areas 
from development.  Conditions of approval for the project require implementation 
of several buffer measures to protect significant habitat within SMA/SEA 23, 
consistent with the Specific Plan.  To preclude access into the SEA from the 
residential areas, project conditions will require that the rear yards of all 
residential lots within the vicinity of the SMA/SEA be fenced.  In addition, trails 
near the SMA/SEA will include post and cable fencing with signs prohibiting 
access to the area.  Also, other conditions of approval will require other mitigation 
measures to ensure the protection of sensitive biotic resources within the 
SMA/SEA 23 such as shielding of illumination.  

97. Consistent with the Specific Plan, the project's roads and utilities have been 
designed and located to not conflict with critical resources, habitat areas, or 
migratory paths.  The vast majority of roadways and utilities serving the project 
are removed far to the south of SMA/SEA 23 and, as a result, will have no impact 
on SMA/SEA 23.  The number and location of the bridge crossings were 
established by the Specific Plan in part to minimize impacts on SMA/SEA 23 and 
other sensitive resources.  While the Commerce Center Drive Bridge crossing 
will be implemented, all other roads within the Mission Village project are either 
internal to the project or extend to the west and east far from SMA/SEA 23. 

98. Approval of the proposed development within the River Corridor SMA/SEA 23, 
including project-related improvements, is based on the project's ability to 
mitigate public safety, design, and/or environmental considerations, as provided 
in Title 22 of the County Code, the General Plan, and the Specific Plan. 
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99. The Board finds that, with respect to CUP I, the project conforms with the 
General Plan's SEA "design compatibility criteria" because its design is highly 
compatible with biotic resources present in the existing SMA/SEA 23, including 
setting aside of appropriate and sufficient undisturbed areas, maintenance of 
water bodies, water courses and their tributaries in a natural state within the 
existing SMA/SEA 23, and leaving wildlife movement corridors in a natural and 
undisturbed state within the existing SMA/SEA 23.  It retains sufficient natural 
vegetative cover and/or open spaces to buffer critical resources within the 
existing SMA/SEA 23 from the proposed development, provides fences or walls, 
where necessary, to buffer important habitat within the existing SMA/SEA 23 
from proposed development, and locates and designs roads and utilities serving 
the project to avoid conflict with critical resources, habitat areas, or migratory 
paths within the existing SMA/SEA 23. 

100. The Board finds that, with the attached conditions and restrictions, the requested 
use within SMA/SEA 23 will not adversely affect the health, peace, comfort, or 
welfare of persons residing or working in the surrounding area, will not be 
materially detrimental to the use, enjoyment, or valuation of property of other 
persons located in the vicinity of the site, and will not jeopardize, endanger, or 
otherwise constitute a menace to the public health, safety, and general welfare. 

101. The Board finds that the proposed site is adequate in size and shape to 
accommodate the development features to occur within the River Corridor 
SMA/SEA 23 to integrate said use with the uses in the surrounding area.  It is 
also adequately served by highways or streets of sufficient width and improved 
as necessary to carry the kind and quantity of traffic such use would generate, 
and by other public or private facilities as required.  

102. The Board finds that the information contained in the Final Project EIR, the 
materials submitted by the permittee and presented at the public hearings, 
substantiate the required findings for an SEA conditional use permit as set forth 
in the Specific Plan and sections 22.56.090 and 22.56.215, Title 22, of the 
County Code (Zoning Ordinance). 

Findings Specific to CUP II  

103. The Specific Plan contains provisions addressing general CUPs, providing that 
the CUP procedure set forth in Title 22 of the County Code, Chapter 22.56, Part 
1, in effect as of the date of adoption of the Specific Plan applies.  Said Title 22 
defines a "conditional use," to mean a use which, because of characteristics 
peculiar to it, or because of size, technological process, or type of equipment, or 
because of its location with reference to surroundings, street or highway width, 
traffic generation, or other demands on public services, requires special 
consideration relative to placement at specific locations in the land use 
designation(s) where classified, to ensure proper integration with other existing or 
permitted uses in the same designation.     
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104. CUP II authorizes development of the following:  (a) 73 second dwelling units on 
Lot Nos. 279-351; (b) a continued care retirement community with 351 dwelling 
units on Lot No. 528; and (c) on-site and off-site project infrastructure and related 
on-site and off-site project grading totaling approximately 57.8 million cubic yards 
(28.9 cubic yards of cut and 28.9 cubic yards of fill).  On-site project grading is 
necessary for construction of project infrastructure and utilities authorized by this 
permit.  Off-site grading is in connection with construction of the extensions of 
Westridge Parkway and Commerce Center Drive, and the off-site improvements 
and infrastructure authorized by this permit, including the extension of Magic 
Mountain Parkway, a utility corridor, a water quality basin, debris basins, an 
electrical substation, water tanks, and miscellaneous drainage improvements 
outside the boundaries of the Vesting Map.  

105. The project's wastewater/sewer plan is consistent with, and implements, the 
Specific Plan's approved Conceptual Backbone Sewer Plan.  The project-level 
wastewater/sewer collection system consists of gravity sewers, forced mains, 
and pump stations.  The Final Project EIR states that the long-range plan is for 
the Newhall Ranch WRP to be constructed to serve uses with the Specific Plan 
area, including Mission Village, although due to gravitational limitations, some 
amount of wastewater generated by the project (approximately 0.2 million gallons 
per day ("mgd")) will need to be treated at the existing Valencia WRP.  However, 
unless the County and/or Sanitation Districts approve treatment of the 0.2 mgd at 
the existing Valencia WRP due to gravitational limitations and other operation 
and maintenance/engineering reasons and the resulting effluent, is at 
concentrations below 100 milligrams per liter for chloride prior to discharge to the 
Santa Clara River, all of the project's wastewater, including the 0.2 mgd, 
ultimately will be treated at the Newhall Ranch WRP. 

106. The Board finds that a condition of approval is required to ensure interim chloride 
reduction of project wastewater as contemplated in the Final Project EIR.  
Further, the Board finds that an additional condition of approval is necessary to 
facilitate construction of the Newhall Ranch WRP.  With these two additional 
conditions, the design of the subdivision and type of improvements proposed will 
not cause public health or welfare concerns. 

107. Second units are proposed on 73 lots in Planning Area TM-14 in the Low-Density 
Residential ("L") land use designation, shown as Lot Nos. 279-351 on the 
Vesting Map.  These lots average one acre in size when included with the open 
space lots within the L land use designation.  The Specific Plan (Table 5.4-1) 
allows 122 second dwelling units with a CUP in Planning Area TM-14.  Provision 
of second dwelling units in Mission Village will provide additional affordable 
housing opportunities, while maintaining the character of a single-family 
neighborhood.  The second units will provide a more affordable housing 
alternative for caretakers, extended family, senior residents, and other renting 
households.  
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108. Project conditions will preclude second units from being sold separately from the 
primary residence and prohibit subdivision of the underlying residential lot.  
Second units will be required to comply with the same development requirements 
as the primary residence and, therefore, will integrate with the primary residence 
on the property and will be designed to comply with the maximum size authorized 
by the Specific Plan.  Additionally, consistent with the Specific Plan, second units 
will be limited to a maximum living area of 800 square feet and will be regulated 
to meet main building setbacks, standard height limits, and other applicable 
requirements.   

109. The Mobility Plan of the Specific Plan provides for a hierarchy of highways and 
streets that will provide a safe and efficient circulation system for Mission Village, 
as well as its neighboring communities.  The residential communities will be 
directly served by a roadway system consisting of public streets and private 
streets and drives.  The 73 second units will be served by a series of private 
streets and drives of 40 feet to 60 feet in width, more than adequate to carry the 
traffic generated.  The Continued Care Retirement Community ("CCRC"), 
discussed below, is located adjacent to Commerce Center Drive and will be 
served by driveways from proposed streets and private drives with right-of-way 
widths of 64 feet to 84 feet.  The highway and street widths and standards are 
compatible with applicable access criteria, and the project has been conditioned 
to comply with the approved traffic study, which was completed using the 
methodology and standards specified by the County and utilizing the County 
approved Santa Clarita Valley Consolidated Traffic Model.  The traffic study for 
the project has been incorporated into the Final Project EIR and the project will 
be required to conform to all conditions of approval for the Vesting Map, as well 
as all mitigation measures adopted by the County.  All other public facilities 
necessary to serve the proposed second units and CCRC will be incorporated as 
required. 

110. The CCRC is a proposed residential senior community designed to provide its 
residents with the opportunity for "aging in place" within a familiar community.  
The CCRC would consist of 351 residential units within Vesting Map Lot No. 528 
and would be located within the mixed-use Village Center portion of the project.  
It is designed to integrate with the Village Center neighborhood.   

111. The CCRC may consist of three- and four-story buildings with a mix of units 
designated for independent living, assisted living, and other supportive living 
opportunities.  The CCRC units may be made available on a for-sale or rental 
basis, providing residential options for aging residents in a facility with various 
amenities and services.  The CCRC will be developed in conformance with all 
applicable County and Specific Plan development guidelines and standards.  

112. Any future changes in the design of the CCRC relative to the Vesting Map, if 
necessary, will be reviewed by Regional Planning through either the Revised 
Exhibit A or Exhibit Map process.  If the permittee is not able to reach an 
agreement with a builder/operator for development of the CCRC, the permittee 
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may seek to modify the CCRC Vesting Map site to a multi-family development, 
with a maximum of 351 dwelling units.  Such a proposal would require that the 
permittee show the site can accommodate applicable development standards, 
including parking requirements. 

113. The project includes proposed infrastructure necessary for its development.  
Mission Village will be a fully functioning community providing all necessary 
infrastructure including roadways, utilities, and other required public and private 
facilities.  A hierarchy of public and private streets and drives is proposed to 
provide internal circulation, as well as connection to the surrounding community.  
Project conditions will require construction of highways and streets to applicable 
standards.  Public utilities include a sanitary sewer system, a water system for 
the provision of both potable and reclaimed water, electricity, gas, telephone, and 
cable television.  These utilities have been designed to adequately serve the 
project and to allow for integration with future neighborhoods.  Project conditions 
will ensure proper development of the required utility services. 

114. The on-site project infrastructure would be typical of infrastructure serving mixed-
use developments of this scale and nature in the region.  The proposed utilities 
will connect to existing facilities to provide for an integrated infrastructure system 
serving existing and future residents.  Accessory features associated with the 
utility systems, such as sewer pump stations, will allow for proper functioning of 
the system.  A fully operational utility system will affect the residents in the 
surrounding area in a positive manner.  Additionally, certain infrastructure 
components would provide benefits to persons residing or working in the 
surrounding area, such as the roadway infrastructure, which would facilitate 
travel in the project vicinity.  Potable water tanks proposed to be developed will 
service residents with safe, quality drinking water.  Reclaimed water tanks will 
significantly contribute to water conservation by offering treated water for 
irrigation and other approved uses.   

115. The water tank sites depicted on the Vesting Map have been strategically 
selected to consider a natural elevation that would provide adequate water 
service in an efficient manner, as well as minimize any possible negative 
aesthetic impact on the community.  The proposed potable water tank to be 
located within the Westridge community will be placed on a graded pad with 
previously established plumbing infrastructure, adjacent to existing water tanks.  
The existing tank location has been operating with no detrimental effect on 
surrounding properties.  The existing Round Mountain tank, which will be 
converted to reclaimed water, has been operating with no detrimental effect on 
surrounding properties.  

116. Conditions of approval will ensure the infrastructure improvements are designed 
so that there will be no danger to public health, safety, or general welfare.  The 
project also will be developed in conformance with all applicable County Codes 
including, but not limited to, the Subdivision Ordinance, Grading Code, and 
Building Code.  The Final Project EIR for the project includes mitigation 
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measures relating to development standards and the project is conditioned to 
comply with those mitigation measures. 

117. The specific lots designated for the water tanks are adequate in size and shape 
to accommodate the required development features.  The lots for the tanks that 
would be located partially within the boundaries of the Vesting Map and the 
Specific Plan, and partially off-site within Vesting Map No. 61996, will require 
grading activities as indicated on the Vesting Map.  The water tank site is 
designed to be shielded from view by a landscaped berm to provide for visual 
integration with the surrounding area.  The proposed tank will be located within 
Westridge, would be adjacent to existing water tanks and, therefore, would be 
visually integrated into the surrounding area, as is the existing Round Mountain 
tank. 

118. Project conditions require the proposed grading operations to be conducted in 
compliance with applicable County requirements and the Specific Plan 
Conceptual Grading Plan, which identified appropriate areas for grading 
activities, and in compliance with Specific Plan section 4.8, which contains 
Design Guidelines for Grading and Hillside Management to ensure that any 
adverse effects of grading on other properties in the vicinity would not be 
materially detrimental.  In addition, the Substantial Conformance Review 
describes the project's compliance with the County Hillside Development 
Guidelines, the preservation of views, and the preservation of significant 
features.  Prior to issuance of a grading permit, the grading plan will be reviewed 
to ensure it is in compliance with the approved Vesting Map and that all required 
development standards for the proposed lots can be met.  

119. The Vesting Map and the Exhibit Map provide detailed information that 
demonstrates compliance with the requirements of the Specific Plan and the 
Zoning Ordinance, as applicable, relative to the accommodation of all project 
development features.  The proposed grading operations are consistent with 
these requirements. 

120. The project site is served by existing public roadways, which provide access to 
the property.  Grading equipment will be able to access the property from existing 
public streets; there will be no need for off-site transport of graded materials 
through the use of public streets.  In addition, project grading will allow for the 
construction of roadways and public and private service facilities to serve the 
proposed project site. 

121. Commerce Center Drive will extend through the project site and connect to Magic 
Mountain Parkway.  Westridge Parkway will extend northerly to Magic Mountain 
Parkway, and Magic Mountain Parkway will be extended from its existing 
terminus westward to and through the project site.  Portions of the extension of 
Magic Mountain Parkway would extend beyond the boundaries of the Vesting 
Map and would require off-site grading of approximately 900,000 cubic yards of 
cut and 500,000 cubic yards of fill; 400,000 cubic yards would be transported 
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from the off-site location for use within the project site.  The northerly extension 
of Westridge Parkway and the southern extension of Commerce Center Drive 
also will require some off-site grading.  The proposed extensions will be 
consistent with the Specific Plan's Circulation Plan, the Mission Village 
Circulation Plan, and the goals and objectives of the County Highway Plan. 

122. The proposed grading operations associated with construction of the two water 
tanks (potable and reclaimed) will be located partially within the boundaries of the 
Vesting Map along the southern boundary, and partially off-site to the south 
within the boundaries of Vesting Map No. 61996, outside the boundaries of the 
Specific Plan.  

123. The proposed off-site water quality basin would be located directly north of the 
Vesting Map site, just south of the Santa Clara River, and west of the Six Flags 
Magic Mountain Theme Park parking lot, on an approximately 2.5-acre lot under 
the permittee's ownership.  Two off-site debris basins are proposed to be 
constructed along the southerly tract boundary of the Vesting Map within the 
boundaries of Vesting Map No. 61996.  The water quality basin and debris 
basins will improve the water quality of urban run-off.   

124. An electrical substation may be necessary to serve the area and two possible 
locations are proposed.  The first alternative site is located almost entirely within 
the Portrero Valley portion of the Specific Plan, with a portion encroaching into 
the Legacy Village project (Vesting Map No. 061996).  A total of 158,000 cubic 
yards of cut and 45,000 cubic yards of fill would be necessary if this location is 
chosen.  The second alternative site is located easterly of the first and is partially 
within the Potrero Valley portion of the Specific Plan and partially within the 
Legacy Village project site, outside the boundaries of the Specific Plan.  
Proposed grading for this alternative would be 372,000 cubic yards of cut and 
107,000 cubic yards of fill.  The excess dirt under either alternative would be 
placed in the existing agricultural fields in Potrero Valley.  

125. The project involves stabilization of Lion Canyon drainage, which will involve the 
construction of drainage treatment improvements, including grade stabilization 
measures to maintain sediment equilibrium, and protect the channel bed and 
banks from hydromodification impacts.  Some of these drainage treatment 
improvements may involve grading and construction of improvements outside the 
Vesting Map boundary.  In addition, a limited amount of off-site grading also will 
be conducted along the Vesting Map boundary edges to tie into natural grades. 

126. The off-site grading necessary for construction of utility and roadway 
improvements will allow for development of a fully functional community to 
benefit future residents of Mission Village, and to the surrounding area.  The 
extensions of Magic Mountain Parkway, Commerce Center Drive, and Westridge 
Parkway will provide improved circulation and access.  Potable and reclaimed 
water tanks will serve the Mission Village project and Newhall Ranch property in 
the vicinity.  The water quality basin will address urban run-off into the Santa 
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Clara River from both the project and existing development, and will allow for 
maintenance of a natural ecosystem along the river corridor.  The utility corridor 
and electrical substation will serve the Mission Village project and Newhall 
Ranch, as well as providing regional benefits. 

127. The proposed grading and associated improvements would be located primarily 
on the permittee's property.  There are no residential uses located in close 
proximity to the proposed grading with the exception of the residents located to 
the south in the Westridge development.  Mitigation measures adopted as part of 
the Final Project EIR, in combination with the conditions of approval issued in 
conjunction with this permit and compliance with the County Grading and 
Building Codes, will mitigate any potential adverse effects on persons or property 
in the vicinity.  Grading operations will be temporary in nature and are not 
expected to be materially detrimental to the use, enjoyment, or valuation of 
property in the vicinity.   

128. The proposed grading operations will be conducted in conformance with all 
applicable County Codes and the recommendations and design requirements of 
the project's geotechnical report.  Appropriate mitigation measures to address 
potential impacts relating to aesthetics, noise, air quality (fugitive dust), and re-
compaction, and stabilization have been imposed to ensure the activities do not 
endanger public health, safety, or welfare. 

129. The proposed off-site grading will allow for construction of the proposed 
improvements on lots of adequate size and shape to accommodate any 
development features that are required.  All conditions of approval or mitigation 
measures that include standards for fencing, landscaping, or other development 
features will be complied with as required.  

130. Grading operations associated with the off-site improvements would not 
negatively impact existing highways or streets.  The proposed grading sites are 
located either partly within the proposed project site or directly adjacent to the 
project site so off-site roadways will not be impacted by any export.  Wherever 
possible, grading operations are proposed to balance individually.  For the 
electrical substation, each alternative will require export to a nearby disposal site 
that would be reached without traveling on existing streets or highways.  Grading 
associated with the extension of Magic Mountain Parkway will require that 
400,000 cubic yards of material be exported from the grading site to the Mission 
Village site with no need to travel on existing streets or highways.  

131. During grading, all necessary service facilities will be available to facilitate 
necessary operations and compliance with applicable mitigation measures.  If 
County regulations or mitigation measures require the provision of temporary 
public services, project conditions will require that they be provided, as needed. 

132. The Board finds that, with the attached conditions and restrictions, the proposed 
second units, CCRC, water tanks, infrastructure, and necessary grading 
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authorized by CUP II will not adversely affect the health, peace, comfort, or 
welfare of persons residing or working in the surrounding area; or be materially 
detrimental to the use, enjoyment, or valuation of property of other persons 
located in the vicinity of the site; or jeopardize, endanger, or otherwise constitute 
a menace to the public health, safety, or general welfare.  

133. The Board finds that the lots proposed for the second units and for the CCRC are 
adequate in size and shape to accommodate the second units and the CCRC to 
integrate them with the uses in the surrounding area.  The building pad for each 
lot where a second unit is proposed is adequate in size and shape and the 
specific location of future buildings will be reviewed prior to issuance of building 
permits.  The CCRC has been designed to integrate into the Village Center area 
of the Mission Village and the conceptual design includes driveways throughout 
the development to accommodate the required amount of parking, which has 
been established based on the parking standards for senior citizen housing 
development found in the County Code.  The Specific Plan does not contain 
parking standards for this specific use.   

134. The Board finds that, with the attached conditions and restrictions, the project will 
be developed in conformance with all applicable County Codes including, but not 
limited to, the Zoning Ordinance, the Subdivision Ordinance, Grading Code, and 
Building Code. 

135. The Board finds that the sites for the proposed second units, CCRC, water tanks, 
infrastructure, and grading areas are adequately served by streets of sufficient 
width and improved to carry the quantity of traffic that would be generated, and 
by other public or private service facilities as required. 

136. The Board finds that the project's location, size, design, and operating 
characteristics have given consideration to harmony in scale, bulk, coverage, and 
density; the availability of public utilities, services, and facilities; the generation of 
traffic and the capacity and physical character of surrounding and proposed 
streets; and the suitability of the site for the type and intensity of use or 
development proposed. 

137. The Board finds that the permittee has demonstrated the suitability of the subject 
property for the uses proposed by CUP II.  Establishment of the proposed uses 
at the designated locations is in conformity with good zoning practice.  
Compliance with the conditions of approval will ensure compatibility with 
surrounding land uses and consistency with all applicable Specific Plan policies. 

138. The Board finds that, with respect to CUP II, the information contained in the 
Final Project EIR and the materials submitted by the permittee and presented at 
the public hearings substantiate the required findings for a conditional use permit 
as set forth in the Specific Plan and section 22.56.090 of the County Code. 
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Findings Specific to Substantial Conformance Review 

139. The Specific Plan contains "substantial conformance" provisions to determine 
whether proposed developments or uses substantially comply with the standards, 
regulations, and guidelines of the Specific Plan and other applicable County 
ordinances which do not conflict with the Specific Plan.  The permittee seeks 
substantial conformance determinations regarding the following:  (a) that grading 
conforms with the Grading and Hillside Management Guidelines in the Specific 
Plan; and (b) that modifications to certain setback requirements in the Village 
Center substantially conform with Specific Plan's site development standards.  

140. Under the Specific Plan, a request for a Substantial Conformance determination 
shall be based on the following findings:  (a) the subject activity substantially 
conforms with all applicable provisions of the Specific Plan and County 
ordinances that do not conflict with the Specific Plan; (b) the subject activity will 
not adversely affect public health and safety; and (c) the subject activity will not 
adversely affect adjacent property. 

141. With respect to grading, to develop the project site as permitted by the Specific 
Plan, the project proposes a maximum of approximately 57.8 million cubic yards 
of grading on-site and off-site within the Vesting Map, which will be balanced 
within the overall project area (28.9 cubic yard of cut and 28.9 cubic yard of fill).  
Grading for the off-site improvements are authorized by CUP II. 

142. Specific Plan section 2.7, Hillside Preservation and Grading Plan, was prepared 
in accordance with the County Performance Review Criteria for Hillside 
Management and is consistent with the General Plan and Area Plan goals and 
objectives relevant to grading.  Specific Plan section 4.8 establishes guidelines 
for grading and hillside management within the Specific Plan area, including 
Mission Village.  These guidelines were designed to achieve the goals of the 
Specific Plan and assure development that is safe, aesthetic, and cost effective. 

143. Specific Plan section 5.2.2.b(16) provides that for subdivisions having an 
average slope of 25 percent or greater in those areas to be graded, a 
determination as to conformance with the Grading and Hillside Management 
Guidelines in Specific Plan section 4.8 is necessary.  The Mission Village site 
has an average slope greater than 25 percent. 

144. Specific Plan section 4.8 (1), subsection a, provides that County hillside 
development guidelines should be followed in hillside areas in order to minimize 
grading impacts.  Mission Village has been designed and will be developed in 
conformance with the County's current hillside development guidelines as well as 
all applicable County Codes.  Additionally, the project will comply with all 
mitigation measures contained in the MMP including those specific to potential 
geotechnical and soil resources related impacts.  Furthermore, all conditions and 
comments provided by Public Works relating to the review of grading and 
geotechnical reports have been incorporated into CUP II.  
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145. Specific Plan section 4.8 (1), subsection b, provides that significant ridges, knolls, 
and rock outcroppings will be respected in the site design and incorporated as 
features where feasible.  While the project grading would alter the hillside profile, 
where feasible, the project site design respects significant ridges, knolls, and 
rock outcroppings.  Significant landforms in the project vicinity identified in the 
Specific Plan include the bluffs on the south side of the Santa Clara River.  
Mission Village was designed specifically to preserve the bluff area along the 
south side of the river.  Additionally, while the Specific Plan identified distinctive 
elevated features within the Specific Plan development areas, including Sawtooth 
Ridge near Long/Adobe Canyon, Ayers Rock in Potrero Canyon, and numerous 
distinctive ridges within the Santa Susana Mountains, these features are located 
in the westerly portions of Newhall Ranch, are not located within the Mission 
Village project site and, therefore, would not be adversely affected by 
development of the project.   

146. Specific Plan section 4.8 (1), subsection c, provides that contour grading should 
be employed where feasible to lessen the visual impact of large slopes and long 
major uniform slopes should be avoided.  Where feasible, contour grading will be 
employed in the project to lessen visual impact of slope modification.  The project 
is designed to minimize large and long uniform slopes.  Preservation of the bluffs 
along the Santa Clara River lessen the grading and visual impacts from SR-126.  
Larger manufactured slopes have been designed with curvilinear, scalloping 
contours with transitional gradients.  The larger slope near the southerly 
Commerce Center Drive bridge abutment would be contoured although the 
contour would be at a gradient that is less than the surrounding natural slopes 
due to engineering constraints.  The slopes along Magic Mountain Parkway are 
relatively low in height (40-50 feet) when compared to other slopes on the site, 
although they would be long due to the need to follow the road.   

147. Specific Plan section 4.8 (1), subsection d, provides that the removal of oak trees 
should be avoided to the maximum extent feasible and grading to the edge of 
driplines should be minimized.  The project will avoid impacts to oak trees to the 
maximum extent feasible and will minimize grading to the edge of the tree 
dripline.  The permittee seeks two oak tree permits as set forth below.  Of the 
564 oak trees located within the boundaries of the project site and within 200 feet 
of the proposed grading line, 154 trees will be removed and 52 will be 
encroached upon.  Grading associated with the easterly extension of Magic 
Mountain Parkway, as well as grading for on-site development and necessary 
infrastructure, has been designed to allow for preservation of the majority of oak 
trees.  For each tree removed, a minimum of two (for non-heritage trees) or 
10 (for heritage trees) 15-gallon replacement trees will be planted. 

148. Specific Plan section 4.8 (1), subsection e, provides that grading should 
emphasize and accentuate scenic vistas and natural landforms.  The grading 
plan will follow the natural contour lines and preserve natural scenic vistas and 
landforms where feasible.  As discussed above, Mission Village was designed to 
preserve the bluffs along the south side of the river.  In addition, Mission Village 
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re-creates a small canyon with grading associated with the Arroyo Park (Lot 
Nos. 151-155).  The residential and commercial developments are designed to 
be situated to accentuate scenic vistas and natural landforms. 

149. Specific Plan section 4.8 (1), subsection f, provides that slopes requiring special 
erosion control or fuel modification prevention should be designed for ease of 
maintenance and the relevant areas have been so designed.  Access to open 
space lots where maintenance is required is depicted on the Vesting Map so that 
future homeowner's associations, landscape maintenance, or other groups 
responsible for maintenance of common areas can easily accept maintenance 
responsibilities.   

150. Special attention will be given to the arrangement of landscape materials to help 
maintain and create a natural, hillside appearance as required by Specific Plan 
section 4.8 (1), subsection g.  The permittee is required to prepare landscape 
plans that are compliant with the County's Drought Tolerant Ordinance.  In 
addition, numerous natural landscape features will be left intact such as the 
spineflower preserve, Santa Clara River, and the adjacent river bluffs. 

151. Specific Plan section 4.8 (1), subsection h, provides that graded slopes should 
be planted and stabilized in compliance with County-approved landscape, 
irrigation, and maintenance requirements.  Grading operations will include 
adequate erosion control, including landscaping and stabilization, to ensure that 
the site is developed in compliance with applicable County landscape, irrigation, 
and maintenance requirements. The permittee will work with the Departments of 
Fire, Public Works, Regional Planning, and Parks and Recreation to establish 
appropriate landscaping materials to comply with regulations covering erosion 
control planting, reduction of the threat of fire in high hazard areas, compliance 
with drought tolerant landscaping provisions, and maintenance responsibilities. 

152. As to setbacks, Mission Village includes a Village Center, which is a pedestrian-
oriented area that will include residential uses (apartments and condominiums) 
integrated with commercial uses that will include both retail and office space.  
The Village Center also will include the library, village green, community 
recreation center, a proposed continued care retirement community, and a transit 
center.  These uses will be linked together through a series of sidewalks, trails, 
and paseos that connect the Village Center to the rest of Mission Village. 

153. Village Center will contain the following Specific Plan land use designations:  
Mixed Use (MU), High Residential (H), Medium Residential (M), and Commercial 
(C).  The development standards for these land uses, including the required 
setbacks, are found in Specific Plan Table 3.4-1.  While the Specific Plan 
provides for variation and flexibility in these land uses, the urban setting 
envisioned for the residential dwellings and commercial uses within the Village 
Center would be difficult to implement based on the Specific Plan setback 
requirements.  Though a zero side yard lot configuration is permitted within 
certain land use designations, only the Mixed-Use designation permits zero front 
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yards, with restrictions, limiting the potential to create a truly urban environment.  
Allowing greater flexibility in the setback requirements will ensure a design 
consistent with a pedestrian-oriented community.   

154. Pursuant to Specific Plan section 5.2.2(13), modifications of the development 
standards contained on Table 3.4-1 are allowed provided findings for a 
determination that the modification is in substantial conformance with the 
provisions of the Specific Plan can be made.  The reduction of setbacks of 
specific Mixed Use, Commercial, High Residential, and Medium Residential 
designated lots within the Village Center (Lot Nos. 508-515, 517-526, 528-530, 
and 621 on the Vesting Map) is consistent with the intent of the Village Center to 
be a pedestrian-oriented area with buildings that are closer to the street.  The 
modified setbacks vary from a minimum of zero up to 10 feet depending on the 
type of building frontage.  Provisions in the Planning Notebook will ensure that 
the building frontage on the streets of the Village Center are developed in a 
manner that reflects a master planned pedestrian oriented Village Center.  

155. The Specific Plan provides for 20-foot minimum side and rear-yard setbacks for 
Commercial and Mixed Use designated lots when a building is adjacent to a 
different land use designation or a public road.  The purpose of the setback is to 
provide a buffer between two potentially incompatible uses.  However, this 
requirement would impede the development goal of an urban pedestrian-oriented 
community.  As depicted on the Vesting Map and Exhibit Map, the rear or side 
yard for the lots in the Commercial and Mixed Use designated areas are adjacent 
to either a private drive or a 20-24 foot landscape development zone ("LDZ") lot.  
Therefore, these uses are not adjacent to a public road or a potentially 
incompatible land use designation.  Additionally, the private drive and LDZ lot 
would serve as a buffer, eliminating the need for the setback.  Therefore, the 
zero-foot setback for lots adjacent to a private drive or a 20-24 foot landscape 
development zone lot would meet the intent of the Specific Plan.  

156. Pursuant to Specific Plan section 5.2.2(h), a request for modification of the 
development standards such as the setback requirements contained in 
Table 3.4-1 may be approved where the General Findings (set forth in Finding 
No. 137) can be made, and such modification meets all applicable Building, Fire, 
and Subdivision Codes, and would be architecturally compatible with existing 
buildings in the surrounding neighborhood.   

157. The modified setbacks substantially conform with all applicable provisions of the 
Specific Plan and County ordinances.  The setbacks will not be significantly 
different from those provided in Specific Plan Table 3.4-1.  The requested 
interpretation is a refinement and further clarification of those standards, and is 
consistent with a similar interpretation approved by the Board relative to the 
Newhall Ranch Landmark Village project. 
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158. The Board finds that the project's design ensures that it complies with the 
Specific Plan, specifically with section 4.8, Grading and Hillside Management 
Design Guidelines, and applicable County ordinances. 

159. The Board finds that project grading will be conducted in compliance with all 
applicable County requirements to ensure geotechnical stability and 
conformance with erosion control regulations, and to ensure that the project will 
not adversely affect the health and safety of persons residing or working in the 
surrounding area.  Project grading will allow for the development of necessary 
infrastructure to benefit the health and safety of residents of Mission Village and 
future surrounding neighborhoods.   

160. The Board finds that the development of Mission Village, including the grading 
necessary to construct the project, implements a portion of the Specific Plan, as 
approved by the Board, and will not be detrimental to the use, enjoyment, or 
valuation of property of other persons located in the vicinity of the project site.  
Upon the completion of Mission Village, the development will be compatible with 
surrounding residential neighborhoods, and will enhance the economic value of 
these properties as a result of the project improvements.   

161. The Board finds that the modified setbacks will not adversely affect public health 
and safety.  The modified setbacks within the Village Center will encourage 
greater flexibility in the design of this higher density commercial area to allow for 
a more vibrant and pedestrian-oriented urban environment.  

162. The Board finds that the modified setbacks within the project will not adversely 
affect adjacent properties.  The project site currently is undeveloped land with no 
existing buildings.  The buildings with the proposed zero foot setbacks are 
located within the Village Center, which is designed as an urban, higher density 
neighborhood.  Nearby uses will be complimentary and include multi-family 
housing developments, a library, a proposed continuing care retirement 
community, and a transit center. 

163. The Board finds that the modified setbacks meet all applicable Building, Fire, and 
Subdivision Codes, as the project will be developed in conformance with all 
applicable County Codes, including, but not limited to, the Subdivision 
Ordinance, Grading Code, Building Code, and Fire Code. 

164. The Board finds that the modified setbacks will allow for architecturally 
compatible buildings in the surrounding neighborhood because proposed 
buildings will be similar in character to others nearby. 

165. The Board finds regarding the Substantial Conformance Review as follows: 

A. Development of Mission Village will substantially conform with the Specific 
Plan Grading and Hillside Management Guidelines in that project 
conditions will require that:  Los Angeles County hillside development 
guidelines will be followed relative to development in hillside areas in order 
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to minimize grading impacts; significant ridges, knolls, and rock 
outcroppings will be respected in the site design and incorporated as 
features where feasible; contour grading will be employed where feasible 
to lessen the visual impact of large slopes and long major uniform slopes 
will be avoided; removal of oak trees will be avoided to the maximum 
extent feasible and grading to the edge of driplines will be minimized;  
project grading will emphasize and accentuate scenic vistas and natural 
landforms; slopes requiring special erosion control or fuel modification 
prevention will be designed for ease of maintenance; special attention will 
be given to the arrangement of landscape materials as a means of 
creating a natural, hillside appearance; graded slopes will be planted and 
stabilized in compliance with County-approved landscape, irrigation, and 
maintenance requirements; project grading substantially conforms with all 
applicable provisions of the Specific Plan and County ordinances that do 
not conflict with the Specific Plan; project grading will not adversely affect 
public health and safety; and project grading will not adversely affect 
adjacent property. 

B. Development of Mission Village will substantially conform with the Specific 
Plan setback requirements in that the modified setbacks:  meet all 
applicable Building, Fire, and Subdivision Codes; will allow for 
architecturally compatible buildings in the surrounding neighborhood; 
substantially conform with all applicable provisions of the Specific Plan 
and County ordinances; will not adversely affect public health and safety; 
and will not adversely affect adjacent properties.   

166. The Board finds that the information submitted by the permittee and presented at 
the public hearing substantiates the required findings for a substantial 
conformance determination, as set forth in the Specific Plan. 

Findings Specific to Oak Tree Permit I 

167. Regarding Oak Tree Permit I, an Oak Tree Report was prepared by a certified 
arborist from Impact Sciences, Inc., dated December 2006, as revised for Oak 
Tree Permit I on November 26, 2007, March 2010, August 10, 2010, and 
December 23, 2010 ("Oak Tree Report").  The Oak Tree Report identifies 63 oak 
trees, including three heritage oaks, located in the area of the Magic Mountain 
Parkway off-site extension within the project site which are regulated by the 
County's oak tree ordinance.  Impacts to oak trees unrelated to extension of 
Magic Mountain Parkway are set forth below in findings relative to Oak Tree 
Permit II.  

168. Development of the Magic Mountain Parkway extension portion of the project will 
result in removal of 11 oak trees (including three heritage trees), and 
encroachment into the protected zones of two other oak trees (neither of which 
are heritage trees).  The remaining 50 oak trees on this part of the project are 
located outside of the area that will be disturbed for the construction of the road.  
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169. Continued existence of the oak trees at their present location presents significant 
obstacles to the planned improvements.  Also, to retain the oak trees on the 
subject property would prevent construction of a County-designated Master Plan 
highway; an alternative route would be cost-prohibitive and fail to achieve the 
project objectives.  Configuration of the extension of Magic Mountain parkway 
was determined based on a number of factors including feasible engineering 
design, traffic needs, and topography, and to meet these standards, removals, 
and encroachments on the oak trees are necessary. 

Findings Specific to Oak Tree Permit II 

170. With respect to Oak Tree Permit II, the Oak Tree Report, as revised, for Oak 
Tree Permit II on November 26, 2007, March 2010, and December 23, 2010, 
identifies 501 on-site oak trees, including 29 heritage oaks, located within the 
project site and associated off-site improvements, regulated by the County Oak 
Tree Ordinance.  The identified trees include those oak trees located within 
200 feet of the proposed grading limits and exclude those located within the area 
of the off-site extension of Magic Mountain Parkway.  Impacts to oak trees 
located within the area of the off-site extension of Magic Mountain Parkway are 
set forth above in findings below relative to Oak Tree Permit I.  

171. Development of the project excluding the off-site extension of Magic Mountain 
Parkway will result in removal of 143 oak trees (including eight heritage trees), 
and encroachment into the protected zones of 50 additional oak trees (including 
two heritage trees).  The remaining 308 oak trees on this part of the project are 
located outside of the area that will be disturbed for construction.  

172. The oak trees proposed for removal are located in areas of the property where 
their continued existence would preclude development of the property in an 
efficient manner.  Natural resources, including oak trees, were evaluated in the 
preparation of a development plan which limited the impacts to such resources 
while allowing for development authorized by the Newhall Ranch Specific Plan. 
The project clusters development to avoid impacts to on-site resources such as 
the spineflower, the Santa Clara River, and other areas with oak trees.  However, 
the project site contains steep topography and requires extensive grading to 
create a viable community.  Grading is required for geotechnical stability, access 
and site balance, and results in the removal of 143 oak trees and encroachment 
into the protected zone of an additional 50 oak trees.   

Findings Related to Both Oak Tree Permits 

173. Protective fencing not less than four feet in height will be placed at the limits of 
the protective zone of any individual oak tree or dense stand of oak trees within 
200 feet of the grading limits or for the extension of Magic Mountain Parkway and 
will be inspected by the Forester and/or Fire Warden to ensure full protection of 
the health of the remaining trees located on the property. 
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174. The project incorporates drainage and water quality plans, which are designed to 
protect development, manage drainage, and control pollutant run-off.  The 
features of these plans are intended to blend into the community as an extension 
of the landscaping.  All drainage entering and originating within the project area 
will be collected and controlled by the constructed drainage system to ensure no 
increase in site erosion.  Additionally, surface water flows associated with 
construction of the easterly extension of Magic Mountain Parkway will be 
controlled through drainage controls approved by Public Works.  

175. Project conditions will require replacement trees to be provided at a ratio of 2 to 1 
for each oak tree removed and at a 10 to 1 ratio for each Heritage Oak tree 
removed for a total of 46 mitigation trees for Oak Tree Permit I and 350 mitigation 
trees for Oak Tree Permit II, all in an area determined to be suitable for the oaks.  
Therefore, the oak resources will be protected, while allowing the development to 
commence as proposed. 

176. The Board finds that development of Mission Village, including the construction 
of the Magic Mountain Parkway extension, will not endanger the health of the 
remaining trees located on the property that are subject to Part 16 of 
Chapter 22.56 of Title 22 of the County Code because these trees are located 
outside of the area that will be disturbed for the construction of the project. 

177. The Board finds that the removal of 11 oak trees and encroachment into the 
protected zone of two oak trees with Oak Tree Permit I and the removal of the 
143 oak trees and the encroachment into the protected zones of the 50 oak trees 
with Oak Tree Permit II will not result in soil erosion through the diversion or 
increased flow of surface waters that cannot be satisfactorily mitigated.  

178. The Board finds that the removal and encroachment of the referenced oak trees 
under Oak Tree Permit I is necessary due to design criteria and existing 
improvements, which limit the alignment of the proposed Magic Mountain 
extension, which is a County designated Master Plan highway, and the removal 
and encroachment of the referenced oak trees under Oak Tree Permit II is 
necessary due to site constraints such as topography and drainage, to enable 
project grading and the construction of proposed roads, water quality or debris 
basins, and other related and necessary improvements.  Overall, removal of 
154 oak trees and encroachment into the protected zone of 52 additional oak 
trees under both oak tree permits is necessary because continued existence at 
their present locations frustrates the planned improvement or proposed use of 
the property to such an extent that alternative development plans cannot achieve 
the same permitted density and efficient use since the project site contains steep 
topography and requires extensive grading to create a viable community. 

179. The Board finds that the removal of the oak trees will not be contrary to or in 
substantial conflict with the intent and purpose of the Oak Tree Permit 
procedures of the County. 
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180. The Board finds that the Forester and Fire Warden reviewed the Oak Tree 
Report and determined that the document is accurate and complete as to the 
location, size, condition, and species of the oak trees on the site.  The Forester 
recommended approval of the requested removals and encroachments, subject 
to recommended conditions of approval, including replacement trees to be 
provided at a ratio of 2 to 1 for each tree removed and 10 to 1 for each Heritage 
oak tree removed, for a total of 396 mitigation trees, 46 pursuant to Oak Tree 
Permit I, and 350 pursuant to Oak Tree Permit II.  Project conditions will require 
mitigation pursuant to these ratios. 

181. The Board finds that information submitted by the permittee and presented at the 
public hearing substantiates the required findings for Oak Tree Permits I and II as 
set forth in the Newhall Ranch Specific Plan and Title 22, Part 16 of Title 22 of 
the County Code, including, but not limited to, section 22.56.2100. 

Findings Specific to the Parking Permit 

182. The Village Center part of the project is a pedestrian-oriented area that will 
include apartments and condominiums integrated with commercial uses 
consisting of retail and office space and also will include community-serving uses 
such as a library, a village green, a community recreation center, and the 
proposed CCRC.  These uses will be linked through a series of sidewalks, trails, 
and paseos that also connect the Village Center to the rest of the project site. 

183. The Specific Plan's parking regulations, govern motor vehicle parking within the 
Specific Plan area.  Except as otherwise specified in the Specific Plan, said 
parking requirements must be in accordance with County Code 
section 22.52.1000 et seq., which require that every use provide the required 
number of parking spaces on the same lot or parcel of land on which the use is 
located ("on-site parking") unless expressly allowed otherwise by a parking 
permit approved pursuant to Part 7 of Chapter 22.56 of the County Code.  

184. The Village Center includes both on-site parking and off-site parking, which is 
reciprocal parking located on adjacent private drives or nearby lots and not on 
the same lot as the use the parking serves.  Thus, while Mission Village provides 
the required number of parking spaces, not all of the required parking within the 
Village Center will be located on the same lot as the use that lot is intended to 
serve.  As a result, a parking permit is required. 

185. The requested parking permit seeks to authorize off-site parking for Village 
Center Lot No. 508 (Mixed-Use/Commercial), Lot No. 509 (Commercial),  
Lot No. 510 (Commercial), Lot No. 511 (Mixed-Use - Residential/Commercial), 
Lot No. 526 (Recreation Center), Lot No. 527 (Village Green - Private Park), and 
Lot No. 529 (Mixed-Use/Commercial).  The project is designed to provide  
2,440 parking spaces in the Village Center area as required by the Specific Plan 
based on the conceptual uses proposed.   
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186. Within the Village Center, as stated above, parking is either provided "on-site" or 
"off-site" on adjacent private drives or nearby lots.  Table 1 depicts the subject lot 
numbers, the use designation, the number of corresponding parking spaces 
required under the Specific Plan, and the number of on-site and off-site parking 
spaces, including off-site location, authorized by this permit. 

Table 1 

On-Site and Off-Site Parking Spaces 
 
Lot Use Specific Plan 

Required 
Parking 

On-Site 
Parking 
Provided 

Off-site 
Parking 
Provided 

Location of  
Off-Site Parking 

508 Mixed-Use 
Commercial 

899 spaces 880 spaces 19 spaces 19 on-street 
parallel spaces on 
"FF" Private Drive 

509 
and 
510 

Mixed-Use 
Commercial 

418 spaces 107 spaces 311 spaces 4 on-street spaces 
on "DD" Private  
Drive, 24 on-street 
spaces on "EE" 
Private Drive, and 
11 on-street 
spaces on "FF" 
Private Drive,  
272 spaces 
located in parking 
structure (PS-2) on 
Lot No. 509 

511 3- and 4-Story 
Condominium 
and 
Commercial 

680 spaces 577 spaces 103 spaces 56 on-street 
spaces on "DD" 
Private Drive,  
24 on-street  
spaces on "EE" 
Private Drive,  
23 on-street 
spaces on "II" 
Private Drive 

526 Recreation 
Center 

63 spaces 32 spaces 68 spaces 24 on-street 
spaces on "DD" 
Private Drive, 
18 on-street 
spaces on "EE" 
Private Drive,  
26 on-street 
spaces on "II" 
Private Drive 
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Lot Use Specific Plan 
Required 
Parking 

On-Site 
Parking 
Provided 

Off-site 
Parking 
Provided 

Location of  
Off-Site Parking 

527 Village Green - 
Private Park 

6 spaces 0 spaces 6 spaces 6 on-street spaces 
on "II" Private 
Drive  

529 Mixed-Use 
Commercial  

374 spaces 84 spaces 290 spaces 5 on-street spaces 
on "DD" Private 
Drive, 75 on-street 
spaces on "EE" 
Private Drive, 
210 spaces in 
parking structure 
(PS-2) on Lot 
No. 509 

 
187. Off-site and reciprocal parking on adjacent streets or in adjacent or nearby lots is 

not expected to cause conflicts.  Although not located on the same lot as the use 
the parking will serve, parking will be located on adjacent streets or nearby lots 
convenient to the use they are intended to serve and will be designed to comply 
with other applicable Specific Plan and Zoning Ordinance requirements.  Even 
though the parking spaces will not be assigned to specific uses or lots, it is likely 
that visitors or users will park in close proximity to their destination. Specific 
parking areas for employees may be designated in the future through Covenants, 
Conditions, and Restrictions ("CC&Rs"). 

188. The pedestrian-oriented, mixed-use Village Center is linked to the rest of Mission 
Village by sidewalks, paseos, and trails allowing residents to limit use of their 
vehicles.  This area's inclusion of community-serving uses will allow residents to 
walk to such facilities and visitors to park once and access several services and 
uses located within walking distance.  Off-site and reciprocal parking on adjacent 
streets or in adjacent or nearby lots will provide the required parking consistent 
with this mixed-use, town center area. 

189. Each lot has been designed to be adequate in size to meet the development 
standards required by the Specific Plan.  Required yards, walls, fences, loading 
facilities, landscaping, and other development features can be accommodated.  
Parking lots and structures have been designed to comply with parking space 
sizing requirements and parking lot design standards.   

190. In the future, a use may be proposed in a location where the nature of the use 
makes it appropriate to authorize approval of a joint-use or shared parking plan 
under which a reduction in the aggregate total of required parking spaces for 
uses would be permitted.  At this time it is not possible to determine how such a 
shared parking arrangement would work because the specific uses have not 
been established.  In the future, the permittee may apply for a Joint-Use or 
Shared Parking Plan pursuant to the provisions of the Specific Plan's parking 
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regulations, which may allow a reduction in the total required parking spaces for 
individual permitted uses upon approval by the Director.  

191. The Board finds that the off-site and reciprocal parking on adjacent streets or in 
adjacent or nearby lots will not result in traffic congestion, excessive off-site 
parking, or unauthorized use of parking intended to serve surrounding property.   

192. The Board finds that the Mission Village site is adequate in size and shape to 
accommodate the requested parking arrangements.   

193. The Board finds that there will be no need for the number of on-site parking 
spaces required by Part 11 of Chapter 22.52 of Title 22 of the County Code or 
the Specific Plan because of the use characteristics of the proposed uses, as 
outlined in the off-site and reciprocal parking analysis prepared for the project. 

194. The Board finds that off-site facilities will provide the required parking for the 
uses because such off-site facilities are controlled through ownership by the 
owner of the use for which the site serves and are conveniently accessible to the 
main use. 

195. The Board finds that the proposed site is adequate in size and shape to 
accommodate the yards, walls, fences, loading facilities, landscaping, and other 
development features prescribed in the Zoning Ordinance and the Specific Plan.  

196. The Board finds that the information submitted by the permittee and presented at 
the public hearing substantiates the required findings for a Parking Permit as set 
forth in section 22.56.1020 of Title 22 of the County Code and thus has met the 
burden of proof. 

THEREFORE, THE BOARD OF SUPERVISORS: 

1. Certifies that the Final Project EIR for the project was completed in compliance 
with CEQA and the State and County CEQA Guidelines related thereto; certifies 
that it independently reviewed and considered the information contained in the 
Final EIR, and that the Final EIR reflects the independent judgment and analysis 
of the Board as to the environmental consequences of the project; indicates that 
it certified the Final EIR at the conclusion of its hearing on the project and 
adopted the Findings and SOC and MMP, finding that pursuant to 
section 21081.6 of the California Public Resources Code, the MMP is adequately 
designed to ensure compliance with the mitigation measures during project 
implementation, found that the unavoidable significant effects of the project after 
adoption of said mitigation measures are described in those Findings and SOC; 
and determined that the remaining, unavoidable environmental effects of the 
project have been reduced to an acceptable level and are outweighed by specific 
health and safety, economic, social, and/or environmental benefits of the project 
as stated in the Findings and SOC; 

2. Approves the Substantial Conformance Review; and 
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3. Approves Conditional Use Permit Nos. 2005-00080-(5) and 2005-00081-(5), Oak 
Tree Permits Nos. 2005-00032-(5) and 2005-00043-(5), and Parking Permit 
No. 2005-00011-(5), subject to the attached conditions. 











































intended to serve, or at an off-site location. All required parking spaces shall be
consistent with the approved Exhibit "A."

120. If the site plan depicts less than required parking for a proposed use, the
permittee shall submit a Parking Plan requesting approval of a Parking Program
through the Substantial Conformance Review procedures of section 5.2 of the
Specific Plan.

121. The Parking Plan shall be prepared as required by section 3.7 of the Specific
Plan and shall provide all necessary information so that the Director may make
the necessary findings for approval of the Parking Program.

122. The permittee or its designee shall provide information on the implementation of
any approved Shared Parking Program through submittal of an annual report or
other tracking document which wil be a condition of the approval of any such
Shared Parking Program.

123. This permit shall not be effective until the owner of the subject propert submits a
covenant running with the land, providing that necessary easements to ensure
that parking rights described in this grant are protected upon any change in the
ownership of the lots as shown on Exhibit "A." The agreement shall be recorded
on the applicable lots of the Vesting Map. A copy of the recorded agreements
shall be provided to the Director upon recordation.

124. The property owner shall furnish and record an agreement in the office of the
County Recorder, as a covenant running with the land for the benefit of the
County, providing that should this parking permit terminate, the owner or his
successor in interest wil develop the parking spaces needed to bring the new
use or occupancy into conformance with the requirements of Part 11 of
Chapter 22.52 of the County Code at the time such new occupancy is
established.

125. The permittee shall reserve in the CC&Rs the right for all business patrons,
residents, and their guests within the project to use the internal driveway system
for access and the guest parking spaces throughout the subdivision.

Attachments:
Mitigation Monitoring Program (pages 1-145)
Subdivision Committee Report (pages 1-48)
Fire Department Letters dated September 16,2010 and January 27,2011
Oak Trees: Care and Maintenance Guide
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h
ei
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t.

(8
)

T
h

e
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p
e

o
f
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n
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n

g
m

u
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b
e
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p
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v
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b

y
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e
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o
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d
b
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d
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e

U
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W
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C
D
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G
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C

o
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n
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v
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s
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m
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o
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u

r
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m
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ia
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n
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b
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g

p
o

o
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o
r

o
th
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s

w
h
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e
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e
n

u
m

b
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s
o

f
C
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o
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d
-l
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d
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o
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m
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n
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eg
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e

w
il

lb
e
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n

d
u
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d
u

ri
n

g
ti

m
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o
f

th
e

ye
ar

(f
al

l/
w

in
te

r)
w

h
en

in
d

iv
id

u
al

s
h

av
e

d
is

p
er

se
d

fr
o

m
th
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e

ar
ea

s.
T

h
e

au
th

o
ri

ze
d

b
io

lo
gi

st
w

il
la

ss
is

t
th

e
ap

p
li

ca
n

t
in

sc
h

ed
u

li
n

g
it

s
w

o
rk

ac
ti

vi
ti

es
ac

co
rd

in
gl

y.
(1

0
)

If
C

al
if

o
rn

ia
re

d
-l
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ge

d
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o
gs
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e
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u

n
d

w
it

h
in
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ar
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th

at
h
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b

ee
n

fe
n

ce
d
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ex
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u

d
e

C
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o
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d
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ge
d

fr
o
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s
w
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u
n
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h
e
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th

o
ri
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d

b
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st
m

o
v

es
th

e
C

al
if

o
rn

ia
re

d
-l

eg
ge

d
fr

o
g(

s)
.

(1
1

)
If

C
al

if
o

rn
ia

re
d

-l
eg

ge
d

fr
o

gs
ar

e
fo

u
n

d
in

a
co

n
st
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ct

io
n
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w
h

er
e

fe
n

ci
n

g
w
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d

ee
m

ed
u

n
n

ec
es

sa
ry

,
w

o
rk

w
il

lc
ea

se
u

n
ti

lt
h

e
au

th
o

ri
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d
b

io
lo
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m
o

v
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e

C
al

if
o

rn
ia
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d

-l
eg

ge
d

fr
o

gs
.T

h
e

au
th

o
ri

ze
d

b
io

lo
gi

st
in
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n

su
lt

at
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n
w

it
h

U
SF

W
S/

C
D

F
G

w
il

lt
h

en
d

et
er

m
in

e
w

h
et

h
er

ad
d

it
io

n
al

su
rv

ey
s

o
r

fe
n

ci
n

g
ar

e
n

ee
d

ed
.

W
o

rk
m

ay
re

su
m

e
w

h
il

e
th

is
d

et
er

m
in

at
io

n
is

b
ei

n
g

m
ad

e,
if

d
ee

m
ed

ap
p

ro
p

ri
at

e
b

y
th

e
au

th
o

ri
ze

d
b

io
lo

gi
st

an
d

U
SF

W
S.

(1
2

)
A

n
y

C
al

if
o

rn
ia

re
d

-l
eg

ge
d

fr
o

gs
fo

u
n

d
d

u
ri

n
g

cl
ea

ra
n

ce
su

rv
ey

s
o

r
o

th
er

w
is

e
re

m
o

v
ed

fr
o

m
w

o
rk

ar
ea

s
w

il
lb

e
p

la
ce

d
in

n
ea

rb
y

su
it

ab
le

,u
n

d
is

tu
rb

ed
h

ab
it

at
.T

h
e

au
th

o
ri

ze
d

b
io

lo
gi

st
w

il
ld

et
er

m
in

e
th

e
b

es
t

lo
ca

ti
o

n
fo

r
th

ei
r

re
le

as
e,

b
as

ed
o

n
th

e
co

n
d

it
io

n
o

f
th

e
v

eg
et

at
io

n
,a

cc
es

s
to

d
ee

p
p

er
en

n
ia

lp
o

o
ls

,s
o

il
,a

n
d

o
th

er
h

ab
it

at
fe

at
u

re
s

an
d

th
e

p
ro

xi
m

it
y

to
h

u
m

an
ac

ti
vi

ti
es

.C
le

ar
an

ce
su

rv
ey

s
sh

al
lo

cc
u

r
o

n
a

d
ai

ly
b

as
is

in
th

e
w

o
rk

ar
ea

.
(1

3
)

T
h

e
au

th
o

ri
ze

d
b

io
lo

gi
st

w
il

lh
av

e
th

e
au

th
o

ri
ty

to
st

o
p

al
la

ct
iv

it
ie

s
u

n
ti

la
p

p
ro

p
ri

at
e

co
rr

ec
ti

v
e

m
ea

su
re

s
h

av
e

b
ee

n
co

m
p

le
te

d
.

(1
4

)
St

ag
in

g
ar

ea
s

fo
r

al
lc

o
n

st
ru

ct
io

n
ac

ti
vi

ti
es

w
il

lb
e

lo
ca

te
d

o
n

p
re

v
io

u
sl

y
d

is
tu

rb
ed

u
p

la
n

d
ar

ea
s,

if
p

o
ss

ib
le

,d
es

ig
n

at
ed

fo
r

th
is

p
u

rp
o

se
.A

ll
st

ag
in

g
ar

ea
s

w
il

lb
e

fe
n

ce
d

.
(1

5
)

T
o

en
su

re
th

at
d

is
ea

se
s

ar
e

n
o

t
co

n
ve

ye
d

b
et

w
ee

n
w

o
rk

si
te

s
b

y
th

e
au

th
o

ri
ze

d
b

io
lo

gi
st

o
r

h
is

o
r

h
er
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si

st
an

ts
,t

h
e
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el

d
w

o
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d
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o

f
p

ra
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e

d
ev
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o

p
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b
y

th
e

D
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n
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g

A
m

p
h
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n
P

o
p

u
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o

n
s

T
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k
F

o
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e
(D

A
P

T
F

2
0

0
9

)
w
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e
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ll
o

w
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at
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.

M
V

4
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F

o
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d

su
rv

ey
s
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r
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ro
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lb

e
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n
d

u
ct
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.P

ri
o

r
to

in
it

ia
ti

n
g

co
n

st
ru

ct
io

n
fo

r
th

e
in

st
al

la
ti

o
n

o
f

b
ri

d
ge

s,
st

o
rm

d
ra

in
o

u
tl

et
s,

u
ti

li
ty

li
n

es
,b

an
k

p
ro

te
ct

io
n

,t
ra

il
s,

an
d

/o
r

o
th

er
co

n
st

ru
ct

io
n

ac
ti

vi
ti

es
,a

ll
co

n
st

ru
ct

io
n

si
te

s
an

d
ac

ce
ss

ro
ad

s
w

it
h

in
th

e
ri

ve
rb

ed
as

w
el

la
s

al
lr

iv
er

b
ed

ar
ea

s
w

it
h

in
1

,0
0

0
fe

et
o

f
co

n
st

ru
ct

io
n

si
te

s
an

d
ac

ce
ss

ro
ad

s
sh

al
lb

e
su

rv
ey

ed
at

th
e

ap
p

ro
p

ri
at

e
se

as
o

n
fo

r
ar

ro
yo

to
ad

.T
h

e
ap

p
li

ca
n

t
sh

al
lc

o
n

tr
ac

t
w

it
h

a
q

u
al

if
ie

d
b

io
lo

gi
st

to
co

n
d

u
ct

fo
cu

se
d

su
rv

ey
s

fo
r

ar
ro

y
o

to
ad

.I
f

d
et

ec
te

d
in

o
r

ad
ja

ce
n

t
to

th
e

p
ro

je
ct

ar
ea

,n
o

w
o

rk
w

il
lb

e
au

th
o

ri
ze

d
w

it
h

in
5

0
0

fe
et

o
f

o
cc

u
p

ie
d

h
ab

it
at

u
n

ti
lt

h
e

ap
p

li
ca

n
t

p
ro

vi
d

es
co

n
cu

rr
en

ce
fr

o
m

th
e

U
SF

W
S

to
C

D
F

G
an

d
th

e
C

o
rp

s.
T

h
e

ap
p

li
ca

n
t

sh
al

li
m

p
le

m
en

t
m

ea
su

re
s

re
q

u
ir

ed
b

y
th

e
U

SF
W

S
B

io
lo

gi
ca

lO
p

in
io

n
th

at
ei

th
er

su
p

p
le

m
en

t
o

r
su

p
er
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d

e
th

es
e

m
ea

su
re

s.
If

ar
ro

y
o

to
ad

s
ar

e
d

et
er

m
in

ed
to

b
e

p
re

se
n

t,
th

e
ap

p
li

ca
n

t
sh

al
ld

ev
el

o
p

an
d

im
p

le
m

en
t

a
m

o
n

it
o

ri
n

g
p

la
n

th
at

in
cl

u
d

es
th

e
fo

ll
o

w
in

g
m

ea
su

re
s

in
co

n
su

lt
at

io
n

w
it

h
th

e
U

SF
W

S
an

d
C

D
F

G
:

A
p

p
li

ca
n

t
(P

ro
je

ct
B

io
lo

gi
st

)
R

ec
ei

p
t

an
d

R
ev

ie
w

o
f

Su
rv

ey
R

ep
o

rt
fo

r
th

e
A

rr
o

yo
T

o
ad

F
ie

ld
M

o
n

it
o

ri
n

g

1
.L

A
C

D
R

P
/U

SF
W

S/
C

D
F

G
2

.U
SF

W
S/

C
D

F
G

3
.P

ri
o

r
to

in
it

ia
ti

n
g

co
n

st
ru

ct
io

n
w

it
h

in
th

e
ri

v
er

b
ed

as
w

el
la

s
al

l
ri

ve
rb

ed
ar

ea
s

w
it

h
in

1
,0

0
0
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et

o
f
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n

st
ru
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io

n
si

te
s

an
d

ac
ce

ss
ro

ad
s

Mitigation Monitoring Plan - Mission Village
CUP Nos. 2055-00080-(5) and 2005-00081-(5)

Page 45 of 145



M
it

ig
a

ti
o

n
M

o
n

it
o
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n

g
P

la
n

P
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g
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f
1
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Im
pa
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S
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en
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s,

In
c.

M
is

si
on

V
il

la
ge

F
in

al
E

IR

00
32

.2
23

O
ct

ob
er
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V
es

ti
n

g
M

a
p

N
o
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0
5

P
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in
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io
n

in
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is
se
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io

n
h
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ch

an
g

ed
d

u
e

to
te

x
t

u
p

d
at

es

M
it

ig
a

ti
o

n
M

e
a

su
re

s/
C

o
n

d
it

io
n

s
o

f
A

p
p

ro
v

a
l

P
a

rt
y

R
e

sp
o

n
si

b
le
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r

Im
p

le
m

e
n

ti
n

g
M

it
ig

a
ti

o
n

M
o

n
it

o
ri

n
g

A
ct

io
n

1
.E

n
fo

rc
e

m
e

n
t

A
g

e
n

cy
2

.M
o

n
it

o
ri

n
g

A
g

e
n

cy
3

.M
o

n
it

o
ri

n
g

P
h

a
se

(1
)

T
h

e
ap

p
li

ca
n

t
sh

al
lr

et
ai

n
a

q
u

al
if

ie
d

b
io

lo
gi

st
w

it
h

d
em

o
n

st
ra

te
d

ex
p

er
ti

se
w

it
h

ar
ro

y
o

to
ad

s
to

m
o

n
it

o
r

al
lc

o
n

st
ru

ct
io

n
ac

ti
v

it
ie

s
in

p
o

te
n

ti
al

ar
ro

yo
to

ad
h

ab
it

at
an

d
as

si
st

th
e

ap
p

li
ca

n
t

in
th

e
im

p
le

m
en

ta
ti

o
n

o
f

th
e

m
o

n
it

o
ri

n
g

p
ro

gr
am

.T
h

is
p

er
so

n
w

il
lb

e
ap

p
ro

v
ed

b
y

th
e

U
SF

W
S

p
ri

o
r

to
th

e
o

n
se

t
o

f
gr

o
u

n
d

-d
is

tu
rb

in
g

ac
ti

vi
ti

es
.T

h
is

b
io

lo
gi

st
w

il
lb

e
re

fe
rr

ed
to

as
th

e
au

th
o

ri
ze

d
b

io
lo

gi
st

h
er

ea
ft

er
.T

h
e

au
th

o
ri

ze
d

b
io

lo
gi

st
w

il
l

b
e

p
re

se
n

t
d

u
ri

n
g

al
la

ct
iv

it
ie

s
im

m
ed

ia
te

ly
ad

ja
ce

n
t

to
o

r
w

it
h

in
h

ab
it

at
th

at
su

p
p

o
rt

s
p

o
p

u
la

ti
o

n
s

o
f

ar
ro

y
o

to
ad

.
(2

)
P

ri
o

r
to

th
e

o
n

se
t

o
f

co
n

st
ru

ct
io

n
ac

ti
vi

ti
es

,t
h

e
ap

p
li

ca
n

t
sh

al
lp

ro
vi

d
e

al
lp

er
so

n
n

el
w

h
o

w
il

lb
e

p
re

se
n

t
o

n
w

o
rk

ar
ea

s
w

it
h

in
o

r
ad

ja
ce

n
t

to
th

e
p

ro
je

ct
ar

ea
th

e
fo

ll
o

w
in

g
in

fo
rm

at
io

n
:a

.A
d

et
ai

le
d

d
es

cr
ip

ti
o

n
o

f
th

e
ar

ro
yo

to
ad

,i
n

cl
u

d
in

g
co

lo
r

p
h

o
to

gr
ap

h
s;

b
.T

h
e

p
ro

te
ct

io
n

th
e

ar
ro

y
o

to
ad

re
ce

iv
es

u
n

d
er

th
e

E
n

d
an

ge
re

d
Sp

ec
ie

s
A

ct
an

d
p

o
ss

ib
le

le
ga
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ct

io
n

th
at

m
ay

b
e
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cu

rr
ed
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r

vi
o
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ti

o
n

o
f

th
e

A
ct

;c
.T

h
e

p
ro

te
ct

iv
e

m
ea

su
re

s
b

ei
n

g
im

p
le

m
en
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d

to
co

n
se

rv
e

th
e

ar
ro

yo
to
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an

d
o

th
er

sp
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ie
s

d
u

ri
n

g
co

n
st
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ct

io
n
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ti
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ti
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at
ed

w
it

h
th

e
p

ro
p

o
se

d
p

ro
je
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;a

n
d

d
.A

p
o

in
t

o
f

co
n

ta
ct

if
ar

ro
yo

to
ad

s
ar

e
o

b
se

rv
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.
(3

)
A

ll
tr
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h

th
at

m
ay

at
tr
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t

p
re

d
at

o
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o
f

th
e
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ro

yo
to
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w
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e
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m
o
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d
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o

m
w

o
rk

si
te

s
o

r
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m
p

le
te

ly
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re

d
at

th
e
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d

o
f

ea
ch

w
o

rk
d

ay
.

(4
)

P
ri

o
r

to
th

e
o

n
se

t
o

f
an

y
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n
st

ru
ct
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n

ac
ti

v
it

ie
s,

th
e

ap
p
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n
t

sh
al
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ee

t
o

n
si

te
w

it
h
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f
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o
m

th
e

U
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W
S

an
d

th
e
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th

o
ri
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d

b
io

lo
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h
e
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p

li
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n
t
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d

e
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at
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n
o

n
th

e
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n
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o
n

o
f
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n
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n
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w
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h
in

h
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o
f

th
e
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yo
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d
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e
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o

n
s
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k
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d

u
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p
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B
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s
m
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o
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u
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v
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u

s
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ca
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o
n
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d

u
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n
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d
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fe
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f
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n
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U
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o
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w
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p
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m

in
ar

y
m
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n
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d
et
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e
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as

o
n

s
w

h
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ec
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n
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ct
io

n
ac

ti
vi
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t
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n
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s.
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f
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f
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.
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f
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p
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p
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f
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p
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h
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h

e
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b
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c
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o

f
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.
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r
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h
er

e
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d
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p
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ra
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b
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b
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h
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)
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d
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f
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f
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re
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h
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f
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b
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b
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d
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h
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e

n
ec

es
sa

ry
in
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e
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.

(7
)
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d
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lb
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at
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t.
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)
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p
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b
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d
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.
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)
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b
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h
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f
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w
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d
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d
b
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t
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e
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p
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n
t
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h
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u
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n
g

it
s

w
o

rk
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ti
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ti
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.
(1

0
)
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s
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e
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u
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d
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h
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b
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n
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n
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d
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u
d

e
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y
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v
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ie
s

w
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u

n
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h

e
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o
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d
b
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e
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(1
1
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w
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d
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lt
h
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d
b
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s.

T
h

e
au

th
o

ri
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d
b
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gi
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in
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n
su

lt
at

io
n

w
it

h
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n
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u
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n
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n
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U
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m
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m
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n
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b

ei
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g
m
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d

ee
m

ed
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p
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e

b
y
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e
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th

o
ri

ze
d

b
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gi

st
an

d
U

SF
W

S.
(1

2
)

A
n

y
ar

ro
y

o
to

ad
s

fo
u

n
d

d
u

ri
n

g
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ea
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n
ce

su
rv

ey
s

o
r

o
th

er
w

is
e

re
m

o
v

ed
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o
m

w
o

rk
ar

ea
s

w
il
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e

p
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d
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n

ea
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y
su

it
ab
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n
d

is
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h
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.T
h

e
au

th
o
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d
b

io
lo

gi
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w
il

ld
et

er
m
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e

th
e

b
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t
lo
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o
n
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th
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r
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d
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n
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o
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p
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to
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s
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u

r
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n
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d
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e
w

o
rk
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.
(1

3
)

T
h

e
au

th
o

ri
ze

d
b
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lo

gi
st

w
il

lh
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e
th

e
au

th
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to
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o
p
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it
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s
u

n
ti
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p

p
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p
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e
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v
e

m
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s
h
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e

b
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n
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m
p
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d
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1
4

)
St
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g
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o
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n
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d
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p
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h

in
p
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d
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b
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b
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d
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ra
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n
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p
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e
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P
T

F
2

0
0
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)
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o
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.
(1

6
)

D
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n
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s
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p
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d
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to
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v
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p
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r
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e
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p
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d
b
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p
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b
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h
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at
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p
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b
u

t
n

o
t

b
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 COUNTY OF LOS ANGELES 
 FIRE DEPARTMENT 
 5823 Rickenbacker Road 
                                                     Commerce, California 90040 
 
 

CONDITIONS OF APPROVAL FOR SUBDIVISION - UNINCORPORATED 
 
 
Subdivision: TR 61105 Map Date December 15, 2010 
 
C.U.P.       Vicinity 3056C 
  

 FIRE DEPARTMENT HOLD on the tentative map shall remain until verification from the Los Angeles County Fire Dept. 
Planning Section is received, stating adequacy of service.   Contact (323) 881–2404. 

 
 Access shall comply with Title 21 (County of Los Angeles Subdivision Code) and Section 902 of the Fire Code, which requires all  

 weather access.  All weather access may require paving. 
 

 Fire Department access shall be extended to within 150 feet distance of any exterior portion of all structures. 
 

 Where driveways extend further than 150 feet and are of single access design, turnarounds suitable for fire protection equipment 
use shall be provided and shown on the final map.  Turnarounds shall be designed, constructed and maintained to insure their 
integrity for Fire Department use.  Where topography dictates, turnarounds shall be provided for driveways that extend over 150 
feet in length. 

 
 The private driveways shall be indicated on the final map as “Private Driveway and Firelane” with the widths clearly depicted.   

 Driveways shall be maintained in accordance with the Fire Code. 
 

 Vehicular access must be provided and maintained serviceable throughout construction to all required fire hydrants.  All required 
 fire hydrants shall be installed, tested and accepted prior to construction. 
 

 This property is located within the area described by the Fire Department as “Very High Fire Hazard Severity Zone” (formerly 
Fire Zone 4).  A “Fuel Modification Plan” shall be submitted and approved prior to final map clearance.  (Contact:   Fuel   
Modification Unit, Fire Station #32, 605 North Angeleno Avenue, Azusa, CA 91702-2904, Phone (626) 969-5205 for details). 

 
 Provide Fire Department or City approved street signs and building access numbers prior to occupancy. 

 
 Additional fire protection systems shall be installed in lieu of suitable access and/or fire protection water. 

 
 The final concept map, which has been submitted to this department for review, has fulfilled the conditions of approval  

 recommended by this department for access only. 
 

 These conditions must be secured by a C.U.P. and/or Covenant and Agreement approved by the County of Los Angeles Fire 
 Department prior to final map clearance. 
 

 The Fire Department has no additional requirements for this division of land. 
 
 
Comments: THE FIRE DEPARTMENT RECOMMENDS APPROVAL OF THIS PROJECT AS PRESENTLY 

SUBMITTED WITH THE FOLLOWING CONDITIONS OF APPROVAL.  (see additional page for details) 
 
By Inspector: Juan C. Padilla Date February 22, 2011 
 

Land Development Unit – Fire Prevention Division – (323) 890-4243, Fax (323) 890-9783 
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